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 CITY COUNCIL MEETING AGENDA 

Monday, June 17, 2024 

Cornelius City Council Chamber 
1355 N Barlow St, Cornelius, Oregon 97113 

TVCTV Live Stream 

Zoom Webinar | Meeting ID: 834 7940 8874 | Passcode: 215546 

1. Work Session – 6:00 PM 

A. Community and Recreation Center Concept Plan 

2. Cornelius Urban Renewal Agency Board Meeting (see separate agenda) – 7:00 PM 

3. Regular Session – 7:10 PM (following Urban Renewal Agency Board Meeting) 

Call to Order – Pledge of Allegiance and Roll Call 

4. Consent Agenda 

The items on the Consent Agenda are considered and adopted by one motion unless a Council 
Member or community member requests that an item be considered separately before a vote 
of the Consent items. The Mayor shall decide when an item is removed from Consent for 
discussion. 

A. City Council Meeting Minutes, May 6, 2024 

B. Resolution No. 2024-25: Amendment to AKS Work Order 20 

C. Resolution No. 2024-26: Jacobs Work Order 16 for ASR Consultant Support 

D. Resolution No. 2024-27: Jacobs Work Order 17 for ASR Booster Pump Station Construction 

E. Resolution No. 2024-28: Jacobs Work Order 18 for Phase 2 of City-wide Lead Pipe Survey 

5. Public Comment 

Comments are limited to three minutes.  

Speaking in Person: Register to speak by filling out a form in the City Council Chamber and 
provide it to the City Recorder.  

https://reflect-tvctv.cablecast.tv/CablecastPublicSite/?site=6
https://us02web.zoom.us/j/83479408874?pwd=S2dpMjNKbWpHQ21sY2p1WFNPdGMxQT09
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Speaking Virtually: Register to speak by contacting the City Recorder via email at 
cityrecorder@corneliusor.gov no later than 3:00pm on the day of the City Council meeting. 
Provide your name, address, and when possible, the topic of testimony. Those attending virtually 
will not be able to turn on their camera during the meeting or share their screen; presentation 
materials may be submitted as written testimony via email or in person at City Hall. 

6. Recognition 

None 

7. Presentations and Appointments 

A. Proclamation: June 19th, 2024, Juneteenth Holiday and Recognition 

B. Appointments to City Boards and Commissions 

C. Proclamation: June, Pride Month 

8. Public Hearings 

A. Resolution No. 2024-29: 2024 Supplemental Budget No. 3 

B. Resolution No. 2024-30: FY 2024-2025 Budget 

C. Resolution No. 2024-31: State Revenue Sharing for FY 2024-2025 

D. Resolution No. 2024-32: Municipal Services Certification for FY 2024-2025 

E. Resolution No. 2024-33: City Utility Rates for FY 2024-2025 

F. Resolution No. 2024-34: City Planning Fees for FY 2024-2025 

G. Ordinance No. 2024-01: Economic Opportunities Analysis 

9. Unfinished Business 

None 

10. New Business 

A. Resolution No. 2024-29: 2024 Supplemental Budget No. 3, Ellie Jones, Assistant City 

Manager – Business Operations 

B. Resolution No. 2024-30: FY 2024-2025 Budget, Ellie Jones, Assistant City Manager – 
Business Operations 

mailto:cityrecorder@corneliusor.gov
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C. Resolution No. 2024-31: State Revenue Sharing for FY 2024-2025, Ellie Jones, Assistant City 
Manager – Business Operations 

D. Resolution No. 2024-32: Municipal Services Certification for FY 2024-2025, Ellie Jones, 
Assistant City Manager – Business Operations 

E. Resolution No. 2024-33: City Utility Rates for FY 2024-2025, Ellie Jones, Assistant City 

Manager – Business Operations 

F. Resolution No. 2024-34: City Planning Fees for FY 2024-2025, Ellie Jones, Assistant City 

Manager – Business Operations 

G. Resolution No. 2024-35: Cost of Living Adjustment (COLA) for Non-Represented and 

Management Employees, Ellie Jones, Assistant City Manager – Business Operations 

H. Resolution No. 2024-36: Intergovernmental Agreement with Regional Water Providers 

Consortium, Peter Brandom, City Manager 

I. Ordinance No. 2024-01: Economic Opportunities Analysis, Barbara Fryer, Community 

Development Director 

11. Reports 

A. City Council 

B. Mayor Dalin   

C. City Manager  

12. Announcements 

A. Friday, June 7, 2024: 4:00 pm – 8:00 pm Cornelius Farmers’ Market, Between City Hall and 

the Library (weekly through September 27) 

B. Saturday, June 8, 2024: 9:00 am – 1:00 pm Shred-It Document Shredding Event, City Hall 

C. Wednesday, June 19, 2024: City Offices Closed in Observance of Juneteenth Holiday 

D. July 1, 2024 – 6:00pm Work Session; 7:00 pm City Council Meeting 

13. Adjournment 
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City Council Meeting - Monday, May 6, 2024 
1355 N Barlow Street - Cornelius, Oregon 97113 

In-Person/Hybrid Meeting 
 
 

Roll Call: Councilor Eden Lopez, Councilor Angeles Godinez, Mayor Dalin 

Councilors Absent: Council President John Colgan, Councilor Doris Gonzalez 

Staff Present:  Peter Brandom, City Manager; Ellie Jones, Assistant City Manager – Business 
Operations 

1. WORK SESSION - 6:00 PM 

2. CORNELIUS URBAN RENEWAL AGENCY BOARD MEETING (Separate minutes) - 7:00 PM 

3. REGULAR SESSION - 7:15 PM 

A. Call to Order - Pledge of Allegiance and Roll Call 

Mayor Dalin called the regular City Council meeting to order at 7:15 PM.  

4. CONSENT AGENDA 

A. City Council Meeting Minutes, April 1, 2024 

B. Resolution No. 2024-16: U.S. Environmental Protection Agency (EPA) Targeted 
Brownsfields Assessment Program Grant Application 

C. Resolution No. 2024-17: Metro Nature in Neighborhoods Grant for Steamboat 
and Tarrybrooke Parks. 

D. Resolution No. 2024-19: Application for Congressional Community Project 
Funding from U.S. Housing and Urban Development for Community and 
Recreation Center Through Office of Representative Suzanne Bonamici 

E. Liquor License Applications 

F. Update to the City Pay Plan 

Mayor Dalin asked if the Councilors wished to consider any item separately before a vote. The 
Councilors declined.  There were no comments from the audience.  

Councilor Godinez made a motion to adopt the consent agenda, seconded by Councilor Lopez.  
Motion carried 3-0. Ayes: Councilor Godinez, Councilor Lopez, and Mayor Dalin.  

5. PUBLIC COMMENT 

A. Mr. Nice Guy Hours of Operation: Shaq B 
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Shaq spoke to request that the hours of operation for Mr. Nice Guy be allowed to extend, to 
start earlier and end later. Shaq explained that the business has successfully maintained the 
requested hours at various locations across the state. Shaq also provided reasons why 
extending the hours would benefit the City and its residents. 

6. RECOGNITION 

A. Service Recognition: 5 Years, David Freas 

Karen Hill, Library Director, recognized David Freas for 5 years of service. Karen spoke about 
David's work doing publicity and outreach for the library and the importance of this work for 
the Cornelius community. Karen complimented David's character and contributions to the 
library staff as a team member and information resource. Karen expressed appreciation for 
David's work for the library and presented David with a certificate of recognition.  

7. PRESENTATIONS AND APPOINTMENTS 

A. Family Justice Center of Washington County Update: Judy Willey, President. 

Rachel Schutz, Executive Director of the Family Justice Center (FJC), provided the annual report 
for the work the FJC has done in 2023. Schutz reported that the FJC has seen growth in their 
number of partners and in the number of services provided; the FJC provided services for over 
5,600 individuals and provided over 10,000 services. Schutz discussed the nature of the growth 
in services provided and how it may relate to the aftermath of the Covid-19 pandemic, as well 
as be attributed to the great partnerships that have helped communicate to the public about 
the services FJC provides. Schutz discussed the new partnerships the FJC has made and the 
additional services they are helping to provide. Schutz reported on the FJC events that 
happened in the previous year, noting which will be expected to return in the coming year. 
Schutz described the Voices Survivor [Advisory] Committee, who makes up the committee, and 
the work that they do. Schutz concluded the presentation by discussing the percentage of those 
served who are people of color and how it compares to the percentage of the overall 
population that are people of color. Schutz offered to answer any questions.  

Councilor Godinez thanked Schutz for the work the FJC does and reflected on how difficult the 
work they do is. Godinez expressed appreciation for Schutz reporting updates on the FJC.   

Schutz asked if there is anything the FJC can do to support the City of Cornelius. 

City Manager, Peter Brandom, expressed appreciation for the support the FJC lends to advocate 
for City needs, and wishes to see that continue.  

Schutz discussed the City's potential acquisition of a recreation facility, and the impacts it can 
have on positive youth development and violence prevention. Discussion continued regarding 
the recreation facility/community center and its potential impact on the community.  

B. The Arts Economy in Washington County: Yasmin Ruvalcaba, Tualatin Valley 
Creates 
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Yasmin Ruvalcaba, Executive Director with Tualatin Valley Creates (TVC), provided a description 
of the work TVC does for the communities of Washington County. Ruvalcaba summarized the 
outcome of the Arts and Economic Prosperity Study, which examined the economic and social 
impact of the arts in communities, noting the study's limitations. Ruvalcaba described the types 
of outreach that are being done and reported the feedback being received from local 
community members. Ruvalcaba explained the Oregon Cultural Tax Credit, and its contribution. 

Councilors Godinez and Lopez thanked Ruvalcaba for their time and contribution to the 
community.   

Ruvalcaba commented on the number of artists that are from Cornelius and their hopes to help 
artists connect with their home. Discussion continued regarding the local artists and the 
economic impact the arts have on local businesses.  

C. Appointments to City Boards and Commissions: Makena Owens, Edgar Baker, 
Melanie Johnston 

Community Development Director, Barbara Fryer, sought approval for two appointments to the 
Planning Commission, for Makena Owens and Edgar Baker. Staff recommended they be 
appointed to fill two current vacancies and that their appointments be to serve through 
December 31, 2024. Fryer explained that both applicants are students in college and the term 
length will give them the opportunity to try the position and see if it is a good fit; any renewals 
would be for a full 4-year term.  

Fryer sought approval for one appointment to the Public Infrastructure Advisory Board (PIAB), 
for Melanie Johnston. Fryer noted Johnston's previous experience as a member of the Parks 
Advisory Board and Public Works Advisory Board. Staff recommended Johnston for 
appointment to the PIAB to serve through December 31, 2025. Fryer offered to answer any 
questions. There were no questions. 

A motion was made by Councilor Godinez to appoint members to the City's Boards and 
Commissions, as proposed, and this action takes effect immediately; seconded by Councilor 
Lopez. Motion carried 3-0. Ayes: Councilor Lopez, Councilor Godinez, Mayor Dalin.  

8. PUBLIC HEARING - None 

9. UNFINISHED BUSINESS - None 

10. NEW BUSINESS 

A. Resolution No. 2024-19: Letter of Intent to Purchase Recreation Center Building 
from Forest Grove School District: Peter Brandom, City Manager 

City Manager, Peter Brandom, provided a brief summary of the staff report. Brandom noted 
that the purchase and development of a Recreation Center directly aligns with four out of six of 
the City's Strategic Plan Goals. Brandom described the location of the project and how it relates 
to the construction of the new Cornelius Elementary School. Brandom discussed City efforts to 
secure funding for the acquisition and renovation. City staff estimate a cost of $7,500,000 for 
the project. Brandom offered to answer questions. There were no questions.  



Cornelius City Council 
Minutes - May 6, 2024 

Page 4 of 6 Prepared By:  
Rachael Bateman 

 

Councilors Lopez, Councilor Godinez, and Mayor Dalin each expressed excitement for the 
project and what it will mean for the community.  

A motion was made by Councilor Godinez to approve Resolution No. 2024-19, A RESOLUTION 
OF THE CORNELIUS CITY COUNCIL AUTHORIZING THE CITY MANAGER TO SIGN A LETTER OF 
INTENT TO WORK TOWARDS A PURCHASE AND SALE AGREEMENT FOR ACQUISITION OF THE 
CORNELIUS ELEMENTARY SCHOOL BUILDING, and this action takes effect immediately; 
seconded by Councilor Lopez. Motion carried 3-0. Ayes: Councilor Lopez, Councilor Godinez, 
Mayor Dalin.  

B. Resolution No. 2024-20: City Manager Evaluation and Contract Amendment: Ellie 
Jones, Assistant City Manager 

Assistant City Manager, Ellie Jones, forwent a formal presentation and offered to answer any 
questions. There were no questions. 

Councilor Godinez expressed appreciation for the work City Manager Brandom has done in 
their 18 months with the City. Godinez elaborated on Brandom's work for the City.   

Mayor Dalin reported that City Manager Brandom received a positive review from the Council.  
Dalin explained the conservative increase in compensation, a 1% of gross pay increase for salary 
and 1% of gross pay increase for retirement contribution, was mutually agreed upon, 
considering the City's financial constraints and the need for fiscal prudence. Dalin noted that 
Brandom last year received an increase in vacation day accruals and encouraged Brandom to 
put that time to good use. 

A motion was made by Councilor Lopez to approve Resolution No. 2024-20, A RESOLUTION TO 
APPROVE AMENDMENTS TO THE CITY'S EMPLOYMENT CONTRACT WITH THE CITY MANAGER, 
and this action takes effect immediately; seconded by Councilor Godinez. Motion carried 3-0. 
Ayes: Councilor Lopez, Councilor Godinez, Mayor Dalin.  

C. Resolution No. 2024-21: Intergovernmental Agreement with the Cornelius Urban 
Renewal Agency for the Purchase of Real Property: City Manager, Peter Brandom 

City Manager, Peter Brandom, explained how the Resolution, as well as Resolution No. 2024-
22, relates to the purchase of the blighted property for economic development. Brandom 
explained plans for the City to secure external funds for the remediation of the property, 
allowing for the City to return much of the funds back to the Urban Renewal Agency. Brandom 
offered to answer any question. There were no questions. 

A motion was made by Councilor Godinez to approve Resolution No. 2024-21, A RESOLUTION 
OF THE CORNELIUS CITY COUNCIL AUTHORIZING THE CITY MANAGER TO EXECUTE AN 
INTERGOVERNMENTAL AGREEMENT WITH THE CORNELIUS URBAN RENEWAL AGENCY TO 
PROVIDE URBAN RENEWAL FUNDS FOR THE PURCHASE OF THE REAL PROPERTY AT 1021 
BASELINE STREET, and this action takes effect immediately; seconded by Councilor Lopez. 
Motion carried 3-0. Ayes: Councilor Lopez, Councilor Godinez, Mayor Dalin.  
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D. Resolution No. 2024-22: Purchase and Sale Agreement with Islam el Masri for 
Purchase of Real Property: Peter Brandom, City Manager 

City Manager, Peter Brandom, forwent a formal presentation and offered to answer any 
questions. There were no questions. 

A motion was made by Councilor Lopez to approve Resolution No. 2024-22, A RESOLUTION OF 
THE CORNELIUS CITY COUNCIL AUTHORIZING THE CITY MANAGER TO PURCHASE THE 
PROPERTY AT 1021 AND 1037 BASELINE, and this action takes effect immediately; seconded by 
Councilor Godinez. Motion carried 3-0. Ayes: Councilor Lopez, Councilor Godinez, Mayor Dalin.  

E. Resolution No. 2024-23: 2023-2024 City Paving Projects Bid Award: Kevin 
Oppenlander, Project Manager 

Project Manager, Kevin Oppenlander, forwent a formal presentation and offered to answer any 
question. There were no questions. 

A motion was made by Councilor Godinez to approve Resolution No. 2024-23, A RESOLUTION 
OF THE CORNELIUS CITY COUNCIL AWARDING THE BID FOR THE 2023 - 2024 FISCAL YEAR 
PAVING PROJECT TO T.F.T. CONSTRUCTION INC, and this action takes effect immediately; 
seconded by Councilor Lopez. Motion carried 3-0. Ayes: Councilor Lopez, Councilor Godinez, 
Mayor Dalin.  

F. Resolution No. 2024-24: Oregon State Fire Marshall Wildfire Season Staffing 
Grant: Jim Geering, Fire Chief 

Fire Chief, Jim Geering, forwent a formal presentation and offered to answer any questions.  
There were no questions. 

A motion was made by Councilor Lopez to approve Resolution No. 2024-24, A RESOLUTION OF 
THE CORNELIUS CITY COUNCIL AUTHORIZING THE CITY MANAGER TO EXECUTE THE 2024 
OREGON STATE FIRE MARSHAL WILDFIRE SEASON STAFFING GRANT, and this action takes 
effect immediately; seconded by Councilor Godinez. Motion carried 3-0. Ayes: Councilor Lopez, 
Councilor Godinez, Mayor Dalin.  

11. REPORTS 

A. City Council 

Councilor Godinez reported that the Centro Cultural Summer STEAM program will be run at 
Harvey Clark Elementary, July 15th to August 8th. More information can be found on Centro 
Cultural's website. Registration will start on June 1st. The program is for first through twelfth 
graders.  

B. Mayor Dalin 

Mayor Dalin reported on the State of City that occurred in Forest Grove. Mayor Dalin reported 
their choice to not attend the JPACT trip to Washington DC. Mayor Dalin reported on their 
recent experience in serving with the Boy Scouts and their upcoming service. Mayor Dalin 
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reported on their continued work with the Metropolitan Mayors Consortium, specifically 
regarding the City's need for more land and housing.  

C. City Manager 

Brandom reported on the changes in technology in the Council Chambers and thanked the 
Council for their feedback and patience. Brandom reported on the Police Department data for 
calls for service from July through December of 2023, and compared it to previous years.  
Brandom announced invitations would soon be sent out for a Cornelius 2045 Vision Lead 
Partner Workshop, and described the purpose of the workshop. Brandom, using a visual aid, 
described Ride Connection service improvements coming this summer, including additional 
trips to some locations and a few additional stops.   

Mayor Dalin inquired about the availability of data on Ride Connection usage, acknowledging 
that the data might not be readily available but requesting that it be shared in the future if 
possible 

Brandom agreed to share the data at a later time, adding that they are also interested in seeing 
trend data and how the new services will affect ridership. 

Councilor Lopez asked how much it costs to use Ride Connection. 

Barbara Fryer answered that it is no cost to the rider. [no audio] 

Councilor Godinez asked if there were certain qualifications to use Ride Connection services. 

Fryer answered anyone can use Ride Connection. Discussion continued regarding the cost of 
public transportation and the effect it can have on ridership.  

12. ANNOUNCEMENTS 

A. Saturday, June 8, 2024: 9:00 AM - 1:00 PM Shred-It Document Shredding Event, 
City Hall 

B. June 7, 2024 - September 27, 2024: Cornelius Farmers' Market, Dinsdale Plaza 

C. June 3, 2024 - 6:00 PM City Council Work Session; 7:00 PM City Council Meeting 

13. ADJOURNMENT 

A motion was made by Councilor Godinez to adjourn. Seconded by Councilor Lopez. Motion 
passed 3-0. Ayes: Councilor Lopez, Councilor Godinez, Mayor Dalin.  
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To:  Peter Brandom, City Manager 

From:   Terry Keyes, City Engineer 

Date:  June 17, 2024 

Subject: Resolution No. 2024-25: Approval of AKS Work Order 20 - Amendment 1 

Requested City Council Action: Approve Resolution No. 2024-25 to authorize amendment #1 to 

AKS Engineering and Forestry, LLC Work Order #20. 

Previous City Council Action: The City Council approved AKS Work Order #20 on October 3, 

2022. 

Relevant City Strategic Plan Goal(s): Goal 5: Develop the necessary infrastructure to meet the 

growth, service demands, and emergency preparedness needs of the community. 

Background: The U.S. Department of Housing and Urban Development (HUD) Community 

Development Block Grant (CDBG)-funded sidewalks project combined three separate grant 

awards into a single project. AKS was hired under Work Order #20 to perform initial survey 

work, complete the design, and acquire temporary construction easements (TCEs). After the 

work order was approved, another grant-funded project (Davis Street-Phase 2) was added to 

AKS’s work. This was not accounted for in the initial work order, nor was the construction 

staking performed by AKS included in the work order. Because the City was on a very tight 

deadline from the grant agency, AKS performed these tasks assuming the work order would be 

amended. Furthermore, the final design was far more expensive than initially anticipated, 

requiring changes to the stormwater strategy and extensive value engineering. These additional 

efforts by AKS are part of this amendment to the work order. 

Cost: $74,000 of Transportation Development Tax (TDT) funds. 

Advisory Committee Recommendation: While the initial project was endorsed by the Public 

Works Advisory Committee, this amendment was not brought before the Committee (now Public 

Infrastructure Advisory Board). 

Staff Recommendation: Approve Resolution No. 2024-25 as presented.   

Proposed Motion: I make a motion to approve Resolution No. 2024-25, A RESOLUTION OF 

THE CORNELIUS CITY COUNCIL APPROVING WORK ORDER #20 – AMENDMENT #1 

BETWEEN AKS ENGINEERING AND FORESTRY, LLC AND THE CITY OF CORNELIUS 

and this action takes effect immediately. 

Exhibit:  Resolution No. 2024-25 and Exhibit A 



City of Cornelius 

Resolution No 2024-25 AKS Work Order #20 – Amendment #1 

 

RESOLUTION NO. 2024-25  

 

A RESOLUTION OF THE CORNELIUS CITY COUNCIL APPROVING WORK 

ORDER #20 – AMENDMENT #1 BETWEEN AKS ENGINEERING AND FORESTRY, 

LLC AND THE CITY OF CORNELIUS  

  

 

WHEREAS, AKS Engineering and Forestry, LLC, under Work Order #20, completed the 

survey, design, and easement acquisition for the City’s CDBG-funded sidewalks project; and 

 

WHEREAS, a portion of the AKS work was not in the original work order, including Phase 2 of 

the Davis Street construction staking, value engineering, and other tasks outlined in the 

amendment; and 

 

WHEREAS, the City requested AKS to complete this additional work quickly to meet the 

CDBG funding agency schedule and to reduce project costs; and 

 

WHEREAS, the parties agree that the compensation for the additional services is fair and 

appropriate.   

 

NOW, THEREFORE, BE IT RESOLVED BY THE CORNELIUS CITY COUNCIL AS 

FOLLOWS: 

 

Section 1.   The Cornelius City Council approves and authorizes the City Manager to execute 

the Amendment #1 to AKS Work Order #20 on behalf of the City. 

 

Section 2. This resolution is effective immediately upon its enactment by the City Council. 

 

INTRODUCED AND APPROVED by the Cornelius City Council at their regular meeting this 

17th day of June, 2024. 

     

       City of Cornelius, Oregon 

 

 

 

       By: __________________________ 

         Jeffrey C. Dalin, Mayor 

 

 

 Attest: __________________________ 

Ellie Jones, Assistant City Manager and 

Acting City Recorder   

 

 

 
 



 
 

 

Work Order:  20 
Amendment #1 

Project: CDBG Projects: Survey, TCEs, and Design 
 
 
Introduction 

Work Order #20 between the City of Cornelius and AKS Engineering and Forestry, LLC for 
CDBG Projects: Survey, TCEs, and Design is hereby amended as follows. 

 
Scope of Work 

Items added to the original scope of work are shown in Exhibit A.  
 
Schedule 

The project end date is extended to June 30, 2024.  
 
Compensation 

The compensation for work under this work order is increased by $74,000 from $275,000 to 
$349,000. 

 
Exceptions 

These are listed in the original Work Order #20.  This amendment represents no change to these 
exceptions. 

 
Signatures 
 

AKS Engineering & Forestry, LLC CITY OF CORNELIUS, OREGON 
 
 
_________________________________ _________________________________ 
Signature Signature 
 
_________________________________ _________________________________ 
Printed Name Printed Name 
 
_________________________________ _________________________________ 
Title Title 
 
_________________________________ _________________________________ 
Date Date 
 
 
 

 
 

John P. Christiansen

Member

4/29/2024

Terry Keyes
Exhibit A



 
 

 

Work Order #20 – Amendment #1 
Exhibit A – Additional Services 

 
 

The services described below are in addition to those identified in the original Work Order 
#20 executed on October 6, 2022. 
 
Davis Survey                                                                                                       $15,000  

Survey for the Davis St segments of the project which was not in the original 
work order. 

  
Davis Design                                                                                                       $30,000 

Design of the Davis St segments of the project which was not in the original 
work order. 

  
CWS Storm Design/compliance method evaluation and memo $10,000 

The original work order assumed pervious pavement everywhere and no 
stormwater design.  AKS included standard pavement in the street and at curb 
ramps and included an analysis and strategy memorandum that led to the 
elimination of CWS stormwater permitting, design, and management. 

  
Utility Conflict Evaluation and Coordination with providers          $10,000 

Completed a comprehensive utility conflict evaluation and supported the City 
in the Coordination efforts with utility providers. 

  
Value Engineering                                                                                           $35,000 

Value engineering to reduce the cost of the project. The value engineering 
efforts resulted in $900,000 in project savings. 

  
Construction Surveying                                                                                 $26,000 

The original work order assumed that construction surveying would be 
completed with one mobilization prior to construction beginning. 
Additionally, the original work order did not include Davis Street. The 
construction contract will require more construction surveying efforts than 
the original scope of work. A typical construction surveying estimate is 2% of 
the construction contract. This additional effort is required to meet the needs 
of the contractor during construction. 

 
Right-of-Way Services                                                                                                 ($52,000)

Total Amendment      $74,000

Property acquisition efforts were streamlined from what was originally
anticipated. Less formal access agreements for driveway re-connections
simplified the process considerably resulting in a reduction in the
Right-of-Way Services efforts.
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To:  Peter Brandom, City Manager 

From:   Terry Keyes, City Engineer 

Date:  June 17, 2024 

Subject: Resolution No. 2024-26: Approval of Jacobs Work Order 16 

Requested City Council Action: Approve Resolution No. 2024-26 to authorize Jacobs Work 

Order 16. 

Previous City Council Action: The City Council approved the contract with Jacobs Engineering 

Group on February 3, 2020. Work under this contract is accomplished through work orders 

related to specific projects. 

Relevant City Strategic Plan Goal(s): Goal 5: Develop the necessary infrastructure to meet the 

growth, service demands, and emergency preparedness needs of the community. 

Background: The ASR is a complex facility which operation requires technical expertise 

beyond the capabilities of the City’s Public Works and Engineering staff. The scope of work 

under this work order is described in the attached work order.   

Cost: $177,670. 

Advisory Committee Recommendation: Not applicable. 

Staff Recommendation: Approve Resolution No. 2024-26 as presented.   

Proposed Motion: I make a motion to approve Resolution No. 2024-26, A RESOLUTION OF 

THE CORNELIUS CITY COUNCIL APPROVING WORK ORDER #16 BETWEEN JACOBS 

ENGINEERING GROUP, INC. AND THE CITY OF CORNELIUS and this action takes effect 

immediately. 

Exhibit:  Resolution No. 2024-26 and Exhibit A 



City of Cornelius 

Resolution No 2024-26 Approval Jacobs Work Order #16 

RESOLUTION NO. 2024-26  

 

A RESOLUTION APPROVING WORK ORDER #16 BETWEEN JACOBS 

ENGINEERING GROUP, INC. AND THE CITY OF CORNELIUS  

  

 

WHEREAS, the Aquifer Storage and Recovery (ASR) facility is complex and requires technical 

expertise beyond the capabilities of the City’s Public Works and Engineering staff; and 

 

WHEREAS, Jacobs Engineering Group, Inc. provides engineering-related services for the 

City’s water system under a contract approved by the City Council on February 3, 2020; and 

 

WHEREAS, Jacobs Engineering Group, Inc. has the experience and expertise with the ASR 

facility to help the City successfully operate the ASR; and 

 

WHEREAS, the funding for this work order is included in the adopted FY 2024-25 budget. 

 

NOW, THEREFORE, BE IT RESOLVED BY THE CORNELIUS CITY COUNCIL AS 

FOLLOWS: 

 

Section 1.   The Cornelius City Council approves and authorizes the City Manager to execute 

Jacobs Work Order #16 on behalf of the City. 

 

Section 2. This resolution is effective immediately upon its enactment by the City Council. 

 

INTRODUCED AND APPROVED by the Cornelius City Council at their regular meeting this 

17th day of June, 2024. 

 

       City of Cornelius, Oregon 

 

 

 

       By: __________________________ 

        Jeffrey C. Dalin, Mayor 

 

 

 Attest: __________________________ 

Ellie Jones, Assistant City Manager and 

Acting City Recorder   

 

 

 
 



Exhibit A 

Work Order No. 16 – ASR Support Services 
To the 2020 Contract for Water-Related 

Engineering Services to the City of Cornelius                                                   
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This attachment is to the AGREEMENT between Jacobs Engineering Group Inc., 
("Engineer"), and City of Cornelius ("City"), executed on February 14th, 2020. 

ARTICLE 1. PURPOSE 

Work Order No. 16 describes the continued Services During Construction (SDC) to be 
provided by the Engineer for the construction of the Water Park Booster Pump Station. The 
City contracted the Engineer to design the Water Park Booster Pump Station, which was 
completed in February 2023. Competitive bidding followed completion of detailed design. 
The City awarded a single construction to Orr Construction and provided Notice to Proceed 
on September 11, 2023. The Engineer will complete Phase 1 SDC services on June 30, 
2024 (i.e., end of fiscal year 2023/2024). Final construction of the new booster pump station 
is expected to be completed during the summer of 2025. 

The Engineer will provide SDC as defined below in Task 1 through Task 3. These SDC are 
intended to help the City administer the construction contract, monitor the performance of 
the Contractor, verify that the Contractor’s work is in substantial compliance with the 
contract documents, and assist the City in responding to events that occur during 
construction. These SDC are based upon the understanding that the City will be actively 
involved in the construction process assisting the Engineer in making decisions, providing 
approvals, and performing other actions necessary for the completion of construction. The 
City has indicated that they will provide no Construction Management services during 
construction and only limited Inspection services. 

ARTICLE 2. SCOPE OF WORK 

Task 1 – Project Management 

Provide services to manage the tasks for this scope of work. In addition, this task includes those 
elements necessary to properly manage, lead, and control the work order, including: 

• Scoping, contract review/execution and project accounting. 

• Maintain project records, manage, and process project communications, and coordinate 
project administrative matters.  

• Supervise and control activities of staff assigned to the project. Coordinate and 
schedule appropriate project staffing discussions to meet project requirements. Arrange 
for the scheduled review meetings and project team meetings. 

• Monitoring progress, including work completed, work remaining, budget expended, 
schedule, estimated cost of work remaining, and estimated cost at completion. 

• Managing quality control review of work activities and project deliverables. 

• Monitor project activities for potential changes. Should change occur, and with City 
approval, modify tasks, task budgets, and approach. Inform the City if any changes will 
impact the cost of the services or the schedule. 

• Regular communication with City staff. Bi-weekly calls are planned. 

• Monthly invoicing with progress report (unless there is no significant project activity). 

Deliverables 

• Monthly project invoices and progress narrative reports. 

• Completed change management forms, as needed, to document impacts of potential 
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changes on engineering fee, construction cost, or schedule. 

Task 2 – Field Engineering Services During Construction 

Provide Field Engineering services to assist the City in interpretation of the design 
documents, communication with the office design staff, and resolution of design issues or 
alternative solutions offered by the Contractor. Field Engineering services will include the 
following: 

• Construction Progress Meetings: Participate in weekly construction progress 
meetings scheduled by the Contractor to assist in review of the work progress, address 
questions and clarifications, and assist with interpretation of the contract documents. 

• Design Team Site Visits: Coordinate design team site visits to review progress and 
quality of the work. The visits shall observe the general quality of the work at the time of 
the visit and review any specific items of work that are brought to the attention of the 
design team members by the Contractor or the City. Schedule and frequency of visits 
will be as needed. 

• Submittals: Track submittals, monitor the status of the submittals and responses, and 
work with the design team to provide timely and complete responses. 

• Requests for Information (RFIs): Coordinate requests for information from the 
Contractor, or initiated by the design team. Recommend minor variations in the work 
that do not involve an adjustment in the contract price nor time of construction and are 
consistent with the intent of the contract documents (e.g. field orders). Variations in 
work, whether Field Orders, Design Clarifications, or responses through Requests for 
Information, will be documented. 

• Design Clarifications: Coordinate and prepare design clarifications sealed by the 
design professional of record, including sketches, drawing revisions, specifications, 
supporting calculations, quantity takeoffs, and cost estimates for the work. 

• Deferred Submittals: Review, stamp, and submit Deferred Submittals as required by 
the Building Official and the Oregon Structural Specialty Code. 

• Rejecting Defective Work: Disapprove or reject work that is deficient and non-
conforming to the requirements of the contract documents.  Coordinate with the design 
team for the correction, acceptance, or other resolution of the work. 

• Schedules: Review and monitor of the Contractor’s progress schedules, the schedule 
of submittals, and the schedule of values prepared by the Contractor. Consult with 
design staff as needed and provide input on key construction constraints, tie-ins to 
existing systems, etc. 

• Payment Application: Review and approvethe Contractor’s application for payment. 

• Design Change Notices: Prepare and issue design changes to the Contract 
Documents.   

• Evaluations of Contractor’s Cost Savings and Change Order Proposal Request  

• Substantial and Final Completion: Perform inspections at substantial and final 

completion, representing the design team, to verify the work is in accordance with the 
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Contract Documents. Prepare a punch list of items requiring completion or correction; 

and make recommendations regarding acceptance of the work. 

Assumptions 

• Third party testing and material inspection will be coordinated by the Engineer.  

• Engineer may coordinate additional survey requirements as needed to verify field 
conditions. 

• The Engineer will not be responsible for the safety, means, methods, techniques, 
sequences, or procedures of the Contractor, nor shall the Engineer be responsible for 
the Contractor’s failure to perform in accordance with the contract documents. 

Task 3 - Office Engineering Services During Construction 

Provide the following engineering support services from the Engineer’s office during 
construction. 

• Meeting Attendance: Attend a Kickoff Meeting before the commencement of 
construction and up to six onsite meetings with the Contractor (as requested). 

• Submittals: Review and approve shop drawings and samples in accordance with the 
Schedule of Shop Drawings and Sample submittals. Review and respond to the 
Contractor’s requests for substitution of materials and equipment. Review such requests 
and advise the City as to the acceptability of such substitutions. 

• Interpretation of Contract Documents (RFIs): Issue such written clarifications or 
interpretations of the requirements of the Contract Documents. Coordinate such review 
with the design team and the City as appropriate. Such written clarifications shall be 
binding on the City and the Contractor for the limited purposes established in the 
Contract Documents associated with the role of the Engineer. 

• Contract Modifications: Assist the City with the issuance of contract modifications 
during construction that include rejecting defective work, authorizing variations in work, 
and contract modifications. 

• Operations and Maintenance Manual: Assist the City with development of Operations 
and Maintenance manual for the new booster pump station. 

• Startup services: Assist the City with startup of the new booster pump station including 
system programming activities. 

• Training: Assist the City with training City staff on the operation of the new booster 
pump station. 

• Record drawings: Develop record drawings from as-builts provided by the Contractor. 

• Closeout activities: Assist the City with project closeout activities (as needed). 

 
Assumptions 

• Meetings will be held at the Contractor’s construction trailer at Water Park. 
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• Review of shop drawings, samples, and submittals shall be for general conformance 
with the design concept and general compliance with the requirements of the contract 
for construction. Such review shall not relieve the Contractor from its responsibility for 
performance in accordance with the contract for construction, nor is such review a 
guarantee that the work covered by the shop drawings, samples, and submittals is free 
of errors, inconsistencies, or omissions. 

ARTICLE 4. PROJECT SCHEDULE 

Phase 2 SDC will occur from July 1, 2024 to June 30, 2025.  

ARTICLE 5. COMPENSATION 

The Engineer will complete the scope of work defined in this work order for a total budget 
not to exceed $177,670 at the agreed rates of the underlying Contract, plus applicable 
taxes. The total fee includes $5,000 in expenses primarily included for travel to and from 
the site for meetings, observations, and general construction management assistance. The 
fees will be billed as time and materials. A level of effort is included with this work order as 
Attachment A. 

Signatures 
 
Jacobs Engineering Group Inc. CITY OF CORNELIUS, OREGON 
 
 
_________________________________ _________________________________ 
Signature Signature 
 
Pat Van Duser_____________________ Peter Brandom____________________ 
Printed Name Printed Name 
 
Designated Manager_______________ City Manager______________________ 
Title Title 
 
_________________________________ _________________________________ 
Date Date 
 
Jacobs Engineering Group Inc. City of Cornelius 
2020 SW 4th Avenue, Suite 300 1355 N. Barlow Street 
Portland, OR 97201 Cornelius, Oregon 97116 
503-235-5000 503-357-9112 
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 City of Cornelius Agenda Report   
 

 

To:  Peter Brandom, City Manager 

From:   Terry Keyes, City Engineer 

Date:  June 17, 2024 

Subject: Resolution No. 2024-27 Approval of Jacobs Work Order 17 

Requested City Council Action: Approve Resolution No. 2024-27 to authorize Work Order 17 

under the Jacobs contract with the City of Cornelius for Water-Related Engineering Services. 

Previous City Council Action: The City Council approved the contract with Jacobs Engineering 

Group on February 3, 2020. Work under this contract is accomplished through work orders 

related to specific projects. 

Relevant City Strategic Plan Goal(s): Goal 5: Develop the necessary infrastructure to meet the 

growth, service demands, and emergency preparedness needs of the community. 

Background: Construction of the Water Park booster pump station began in early 2024. Lacking 

the staff resources and expertise to adequately oversee and supervise this construction, the City 

hired the project designer, Jacobs Engineering Group, Inc., to manage the construction. This 

work order provides the scope for this activity known as Services During Construction (SDC) 

during FY 24-25. 

Cost: $167,432. 

Advisory Committee Recommendation: Not applicable. 

Staff Recommendation: Approve Resolution No. 2024-27 as presented.   

Proposed Motion: I make a motion to approve Resolution No. 2024-27, A RESOLUTION OF 

THE CORNELIUS CITY COUNCIL APPROVING WORK ORDER #17 BETWEEN JACOBS 

ENGINEERING GROUP, INC. AND THE CITY OF CORNELIUS and this action takes effect 

immediately. 

Exhibit:  Resolution No. 2024-27 and Exhibit A 



City of Cornelius 

Resolution No 2024-27 Approval Jacobs Work Order #17 

 

RESOLUTION NO. 2024-27  

 

A RESOLUTION APPROVING WORK ORDER #17 BETWEEN JACOBS 

ENGINEERING GROUP, INC. AND THE CITY OF CORNELIUS  

  

 

WHEREAS, the City is constructing a new Water Park booster pump station; and 

 

WHEREAS, this construction requires engineering oversight and supervision which the City is 

unable to provide with existing staff; and 

 

WHEREAS, Jacobs Engineering Group, Inc. designed the booster pump station and provided 

oversight and supervision of construction in FY 23-24; and 

 

WHEREAS, Jacobs Engineering Group, Inc. provides other engineering-related services for the 

City’s water system under a contract approved by the City Council on February 3, 2020; and 

 

WHEREAS, the funding for this work order is included in the adopted FY 2024-25 budget. 

 

NOW, THEREFORE, BE IT RESOLVED BY THE CORNELIUS CITY COUNCIL AS 

FOLLOWS: 

 

Section 1.   The Cornelius City Council approves and authorizes the City Manager to execute 

Jacobs Work Order #17 on behalf of the City. 

 

Section 2. This resolution is effective immediately upon its enactment by the City Council. 

 

INTRODUCED AND APPROVED by the Cornelius City Council at their regular meeting this 

17th day of June 2024. 

 

 

City of Cornelius, Oregon 

 

 

 

       By: _____________________ 

        Jeffrey C. Dalin, Mayor 

 

 

 Attest: __________________________ 

Ellie Jones, Assistant City Manager and 

Acting City Recorder 
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This attachment is to the AGREEMENT between Jacobs Engineering Group Inc., 
("ENGINEER"), and City of Cornelius ("City"), beginning January 1st, 2020.  

ARTICLE 1. PURPOSE 

To provide Aquifer Storage and Recovery (ASR) operational and programming 
support for the City during their 2024/2025 fiscal year. Approximately fifty-five percent 
of this work will be accomplished by Summit Water Resources, LLC (SWR), a 
subconsultant to the ENGINEER. 

ARTICLE 2. SCOPE OF WORK 

Task 1 – ASR Operational Support  

Provide the City with ASR facility operational support which includes field activities during 
Cycle 6 recovery and Cycle 7 injection as well as ongoing technical guidance to maintain 
and optimize operation.  

Activities 

• Bi-monthly water level data collection and processing. 

• Assisting with water quality sampling per the approved ASR work plan and based on 
input from the Oregon Health Authority. 

• Monitor and track ASR well performance which includes documenting flowrate into 
and out of the well, total water stored during injection cycle, and total volume 
pumped during extraction cycles. 

• Provide troubleshooting of the ASR systems as needed. 

• Attend one council meeting to present ASR update.  

Assumptions 

• Bi-monthly site visits (24 total @ 4 hours per site visit) to perform field activities. 
Hours cover time to contact the lab and coordinate and assist City staff during 
sampling events. 

• Monthly data analysis and tracking (12 total @ 6 hours per month) 

• Laboratory costs paid directly by the City. 

Task 2 – ASR System Programming and Cyber-Security Support  

Provide the City with ASR programming and cyber-security support for Cycle 6 recovery 
and Cycle 7 injection. This includes instrumentation and control troubleshooting for the ASR 
facility, booster pump station, and reservoir, assistance with SCADA, and maintenance of 
the cyber-security system. Note, the fee for Task 2 is an allowance based on a review of 
historical programming and cyber-security level of effort. 

Task 3 – 2024 Annual Report  

Assist the City with preparation of an annual ASR report per the requirements of the City’s 
ASR limited license with the State. The 2024 report is due to the Oregon Department of 
Water Resources by the end of February 2025 for Cycle 6. A stream-lined report will be 
developed that could, in the future, be independently prepared by the City 
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Assumptions 

• Draft and final report to be provided in Word and PDF format. 

• One round of comments by project team and City. 

Task 4 – Project Management  

Provide services to manage the tasks for this scope of work. In addition, this task includes those 
elements necessary to properly manage, lead, and control the work order. 

Activities 

• Scoping, contract review/execution and project accounting setup. 

• Project documentation and coordination. 

• Monitoring project progress, including work completed, work remaining, budget 
expended, schedule, estimated cost of work remaining, and estimated cost at 
completion. 

• Managing quality control review of work activities and project deliverables. 

• Monitor project activities for potential changes. Should change occur, and with City 
approval, modify tasks, task budgets, and approach. Inform the City if any changes 
will impact the cost of the services or the schedule. 

• Regular communication with City staff. 

• Subcontract preparation and management for ASR operational support. 

Assumptions 

• Provide twelve monthly invoices with progress report. 

• Twenty-six (bi-weekly) virtual status meetings with the City, Jacobs, and SWR. 

ARTICLE 3. PROJECT SCHEDULE 

ENGINEER (and the subconsultant SWR) will complete the scope of work defined in this 
work order between July 1st, 2024, and June 30th, 2025. 

ARTICLE 4. COMPENSATION 

ENGINEER (including the subconsultant SWR) will complete the scope of work 

defined in this work order for a total budget not to exceed $167,432 at the agreed 

rates of the underlying Contract, plus applicable taxes. A fee estimate is included with 

this work order as Attachment A. 
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Signatures 
 
Jacobs Engineering Group Inc. CITY OF CORNELIUS, OREGON 
 
 
_________________________________ _________________________________ 
Signature Signature 
 
Pat Van Duser_____________________ Peter Brandom____________________ 
Printed Name Printed Name 
 
Designated Manager_______________ City Manager_____________________ 
Title Title 
 
_________________________________ _________________________________ 
Date Date 
 
Jacobs Engineering Group Inc. City of Cornelius 
2020 SW 4th Avenue, Suite 300 1355 N. Barlow Street 
Portland, OR 97201 Cornelius, Oregon 97116 
503-235-5000 503-357-9112 
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 City of Cornelius Agenda Report   
 

 

To:  Peter Brandom, City Manager 

From:   Terry Keyes, City Engineer 

Date:  June 17, 2024 

Subject: Resolution No. 2024-28 Approval of Jacobs Work Order 18 

Requested City Council Action: Approve Resolution No. 2024-28 to authorize Work Order 18 

under the Jacobs contract with the City of Cornelius for water-related engineering services. 

Previous City Council Action: The City Council approved the contract with Jacobs Engineering 

Group on February 3, 2020. Work under this contract is accomplished through work orders 

related to specific projects. The City Council also approved the work order for Phase 1 of this 

project on January 2, 2024. 

Relevant City Strategic Plan Goal(s): Goal 5: Develop the necessary infrastructure to meet the 

growth, service demands, and emergency preparedness needs of the community. 

Background: The project completes the development of a lead service line inventory meeting 

the Environmental Protection Agency (EPA) Lead Copper Rule Revision (LCRR) compliance 

deadline of October 16, 2024. The project was initiated in early 2024 and Jacobs Engineering 

completed Phase 1 in FY 23-24. This work order is for Phase 2. When this agenda report was 

written, the tasks listed in the attachment were still being finalized, hence it is labeled draft.     

Cost: $44,560. 

Advisory Committee Recommendation: Not applicable. 

Staff Recommendation: Approve Resolution No. 2024-28 as presented.   

Proposed Motion: I make a motion to approve Resolution No. 2024-28, A RESOLUTION OF 

THE CORNELIUS CITY COUNCIL APPROVING WORK ORDER #18 BETWEEN JACOBS 

ENGINEERING GROUP, INC. AND THE CITY OF CORNELIUS and this action takes effect 

immediately. 

Exhibit:  Resolution No. 2024-28 and Exhibit A 



City of Cornelius 

Resolution No 2024-28 Approval Jacobs Work Order #18 

 

RESOLUTION NO. 2024-28  

 

A RESOLUTION APPROVING WORK ORDER #18 BETWEEN JACOBS 

ENGINEERING GROUP, INC. AND THE CITY OF CORNELIUS  

  

 

WHEREAS, the Cornelius water distribution system is a complex operation that requires 

technical expertise beyond the capabilities of the City’s Public Works Engineering staff; and 

 

WHEREAS, Jacobs Engineering Group, Inc. provides engineering-related services for the 

City’s water system under a contract approved by the City Council on February 3, 2020; and 

 

WHEREAS, Jacobs Engineering Group, Inc. has the experience and expertise with the water 

distribution system to help the City successfully operate and manage the system; and 

 

WHEREAS, the City is required by the Environmental Protection Agency (EPA) to complete an 

inventory of lead service water lines by October 16, 2024; and 

 

WHEREAS, Jacobs Engineering Group, Inc. completed Phase 1 of this work in FY 2023-24. 

 

NOW, THEREFORE, BE IT RESOLVED BY THE CORNELIUS CITY COUNCIL AS 

FOLLOWS: 

 

Section 1.   The Cornelius City Council approves and authorizes the City Manager to execute 

Jacobs Work Order #18 on behalf of the City. 

 

Section 2. This resolution is effective immediately upon its enactment by the City Council. 

 

INTRODUCED AND APPROVED by the Cornelius City Council at their regular meeting this 

17th day of June, 2024. 

 

  

 

City of Cornelius, Oregon 

 

 

 

       By: __________________________ 

        Jeffrey C. Dalin, Mayor 

 

 

 Attest: __________________________ 

Ellie Jones, Assistant City Manager and 

Acting City Recorder 
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This attachment is to the AGREEMENT between Jacobs Engineering Group Inc., 
("ENGINEER"), and City of Cornelius ("City"), beginning January 1st, 2020.  

ARTICLE 1. PURPOSE 

The City requests continued support from Jacobs during FY2024/2025 to help them meet 
the Environmental Protection Agency (EPA) Lead and Copper Rule Revisions (LCRR) 
compliance deadline of October 16, 2024. Jacobs is currently assisting the City with Lead 
Line Service Inventory work as part of Work Order No. 15 which is a key component of the 
LCRR. The records review and initial service line inventory will be completed by June 30, 
2024. Result of the service line inventory will feed into the final service line replacement 
planning and compliance sampling tasks described in Article 2 – Scope of Work. 

ARTICLE 2. SCOPE OF WORK 

Task 1 – Lead Service Line Inventory 

The lead service line inventory development will continue beyond the records review and 
inventory template setup work performed as part of Work Order No. 15. As the field 
contractor, Olson Contracting, performs potholing/visual inspections to determine the 
service line materials at selected locations, Jacobs will QA/QC the field data collection 
forms for accuracy and incorporate the service line material results into the inventory 
database. In the scenario where a lead or galvanized requiring replacement (GRR) service 
line is discovered during the field investigation, Jacobs will assist the City with OHA 
regulatory coordination and discussions for a path forward to identify alternate methods for 
inventory development.  

Deliverables 

• Ongoing data management support to review field data collection forms completed 
by Olson Contracting and incorporating the results into the inventory template 

• Ongoing maintenance and development of inventory database 

• Ongoing regulatory support related to the Oregon Health Authority (OHA) statistical 
analysis method discussions and coordination with the OHA 

Task 2 - Lead and Copper Compliance Sampling 

Jacobs will develop an updated lead and copper tap sampling plan based on revised tiers 
and new sampling protocols. Jacobs will review current LCR compliance sampling sites as 
well as identify appropriate compliance sites as required per the LCRR.  

The site list will be selected by the City with guidance from Jacobs. This list will include 
information for standard monitoring and reduced monitoring. The list will include the 
property address, property owner, contact phone number, and zip code.  

LCRR also requires water systems to issue a Tier 1 Public Notification (PN) when there is 
an exceedance of the 90th percentile lead AL no later than 24 hours after the system learns 
of an exceedance. Jacobs will assist with developing a Tier 1 PN templates for a lead AL 
exceedance scenario. 

Deliverables: 

• Draft and final Lead and Copper Tap Sampling Plan and Sampling List. 

• Tier 1 PN templates  
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Task 3 – Service Line Replacement Plan (only if required) 

The LCRR requires public water systems that have lead, galvanized requiring replacement 
(GRR), or unknown service lines to develop a service line replacement plan. Based on the 
result of record reviews and OHA’s statistical analysis approach, combined with field 
verifications under Work Order No. 15, there is a likelihood that the City can demonstrate 
the absence of lead service lines in its system and eliminate the status of unknown service 
lines. If the statistical analysis indicates the presence of lead or galvanized requiring 
replacement service lines, the City may need to implement other methods to identify their 
remaining unknown service lines after the initial inventory submission. Under such 
conditions, the development of a service line replacement plan is required.  

Jacobs will review current City service line replacement plans and practices, if applicable. If 
service line replacement plans are available, these will be modified for compliance with the 
LCRR. These plans and replacement rates are contingent on the number of LSLs, GRRs, 
and unknown service lines identified from the inventory. Jacobs will coordinate with the City 
to leverage its existing capital improvement plans and prioritize lead and GRR replacement 
sites based on scheduled water system improvements (e.g., capital improvement projects), 
confirmed lead and GRRs, social equity factors (such as, disadvantaged, and vulnerable 
populations and environmental justice areas), and areas with known water quality issues.  

The service line replacement plan will include the following:  

• Strategies to identify and verify lead status unknown service lines. 

• Lead service line replacement goal rate and replacement prioritization strategies.  

• Customer communication strategy to conduct full LSLR that includes renters and 
tenants in addition to the property owners. 

• Post replacement provisions including point-of-use filter distribution and tap 
sampling. 

• Funding strategy for customers who are unable to pay for the LSL replacement 
portion they own. 

• Operating procedures for replacing lead goosenecks, pigtails, or other leaded 
connectors. 

Deliverables: 

• Draft and final Service Line Replacement Plan. 

Task 4 – Project Management  

Provide services to manage the tasks for this scope of work. In addition, this task includes those 
elements necessary to properly manage, lead, and control the work order. Activities include: 

• Scoping, contract review/execution and project accounting setup. 

• Project documentation and coordination. 

• Monitoring progress, including work completed, work remaining, budget expended, 
schedule, estimated cost of work remaining, and estimated cost at completion. 

• Managing quality control review of work activities and project deliverables. 

• Monitor project activities for potential changes. Should change occur, and with City 
approval, modify tasks, task budgets, and approach. Inform the City if any changes 
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will impact the cost of the services or the schedule. 

• Regular communication with City staff through biweekly check-in calls. 

Deliverables 

• Project kickoff meeting agenda and summary. 

• Monthly invoicing with project narrative. 

ARTICLE 3. Assumptions 

• The required plans will comply with the LCRR and OHA requirements. 

• The need for the plans described in Tasks 1 through 4 will be dependent on the 
results of the Lead Line Service Inventory conducted as part of Work Order No. 15. 

• As part of Work Order No. 15, Jacobs is tasked to provide the City customer 
notification templates for connections served by lead, GRR, and unknown service 
lines. The list of these potential service line materials will come from the service line 
inventory template. City will be responsible for mail merging, printing, and 
distributing the customer notices to the appropriate sites within 30 days of the initial 
inventory submission to the OHA (not applicable if there are no lead, GRR, or 
unknown service lines in the initial inventory). 

• City will provide lead and copper sampling data and plans to Jacobs for review. 

• Per the LCRR, City will be required to submit a list of schools and licensed childcare 
facilities served in its service area with contact information to the OHA by October 
16, 2024. This list is not included as part of Work Order No. 18. Based on Oregon 
Department of Education database, there are three public schools (Cornelius 
Elementary, Sexton Mountain Elementary, and Free Orchards Elementary) located 
within the City limits. City may prepare the list of registered childcare facilities by 
contacting Oregon Department of Early Learning and Care.  

• Project updates will be provided during currently scheduled bi-weekly virtual status 
meetings as part of the engineering services contract.  

• Subject matter expert travel to Cornelius is not included. 

• Additional Service: LCRR requires water systems to provide revised lead health 
effects language in public education materials to ensure consistent notification 
messaging with public notification requirements. Jacobs will provide support as 
needed upon the City’s request for any additional public education materials beyond 
the service line material customer notices and Tier 1 PN templates. 

ARTICLE 3. PROJECT SCHEDULE 

The scope of work will be completed by October 16, 2024 after receiving written notice to 
proceed which is expected by July 1, 2024.   

ARTICLE 4. COMPENSATION 

Jacobs will complete the scope of work defined in this work order for a total budget not 

to exceed $44,560 at the agreed rates of the underlying Contract, plus applicable 

taxes. A fee estimate is included with this work order as Attachment A. 
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Signatures 
 
Jacobs Engineering Group Inc. CITY OF CORNELIUS, OREGON 
 
 
_________________________________ _________________________________ 
Signature Signature 
 
Pat Van Duser_____________________ Peter Brandom____________________ 
Printed Name Printed Name 
 
Designated Manager_______________ City Manager_____________________ 
Title Title 
 
_________________________________ _________________________________ 
Date Date 
 
Jacobs Engineering Group Inc. City of Cornelius 
2020 SW 4th Avenue, Suite 300 1355 N. Barlow Street 
Portland, OR 97201 Cornelius, Oregon 97116 
503-235-5000 503-357-9112 



 
City of Cornelius, Oregon 

Proclamation 
 

 Commemorating Juneteenth in Cornelius, Oregon 
 

WHEREAS, our country is made up of people from every nation on earth, who are declared 
equal not only in freedom but also in justice, both of which are essential for a healthy human 
civilization; and 

 
WHEREAS, our nation was conceived on July 4th, 1776 with the Declaration of Independence, 
which states: “We hold these truths to be self-evident, that all men are created equal, that they 
are endowed by their Creator with certain unalienable Rights, that among these are Life, 
Liberty and the pursuit of Happiness”; and 

 
WHEREAS, on January 1, 1863, using his war powers as President, Abraham Lincoln signed 
The Emancipation Proclamation, providing that all persons held as slaves within any State or 
designated part of a State “shall be then, thenceforward, and forever free”; and 

 
WHEREAS, The Emancipation Proclamation made the permanent abolition of slavery a Union 
war aim and provided the legal framework for the emancipation of nearly all four million 
slaves as the Union armies advanced; and 

 
WHEREAS, hearing of the Proclamation, many slaves escaped to Union lines as the army units 
moved south; and 

 
WHEREAS, on June 19, 1865, almost 2 ½ years later, the Civil War and slavery was declared 
ended, and on June 19, 1866 Texans began the first celebration of Juneteenth; and 

 
WHEREAS, Congress has declared Juneteenth a day to be celebrated nationally, and on May 
1, 2023 the Cornelius City Council adopted a resolution to observe Juneteenth as a legal 
holiday. 

 
NOW, THEREFORE, we, the City Council of Cornelius, Oregon do hereby proclaim June 19th 
each year to be celebrated as Juneteenth and a day of freedom in Cornelius. 

 

 

        Dated this 17th day of June, 2024  

  
         

 

              

            Jeffrey C. Dalin, Mayor of Cornelius 
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To:  City Council 

From:   Peter Brandom, City Manager 

Date:  June 17, 2024 

Subject: Appointments to City Boards and Commissions 

Requested City Council Action: Appoint applicants to the City’s Youth Advisory Council (YAC) 

and Public Infrastructure Advisory Board (PIAB). 

Previous City Council Action: Regular updates to the City’s Boards and Commissions were 

proposed and approved at the February 5, 2024 City Council meeting; two members were 

approved for the YAC at the meeting on April 1, 2024, and one new member was approved for 

the PIAB at the May 6, 2024 City Council meeting. 

Relevant City Strategic Plan Goal(s): Goal 2: Increase connectivity and engagement and 

improve culture within the City organization.   

Background: Community volunteers who serve on the City’s seven boards and commissions are 

integral to the City’s work and positive outcomes in the community. Terms of service to each board 

or commission vary, but renewals are tied to the annual calendar, with many occurring at the turn of 

the calendar year. Proposed renewals and new members to City Boards and Commissions are 

considered together near the beginning of the calendar year. Additional member additions or 

removals may be required during the calendar year due to unforeseen changes or a need for further 

recruitment. 

The Cornelius Youth Advisory Council has two members, both approved by City Council on 

April 1, 2024. The YAC may have up to 20 members and must be residents of Cornelius. YAC 

members must be in grades 9-12 during their appointed terms of service. Seven new prospective 

applicants are proposed for appointment to the YAC, they are Adrian Sayago from Jesuit High 

School, Cristina Torres, Marisol Ruiz Martinez, Myeli Saenz Juan, Eviana Zavala Gallardo, and 

Kari Fuerte Arcos from Forest Grove High School, and Ines Perez-Guillen from Century High 

School. They are recommended for appointment to two-year terms. 

Gerald (Jay) Larson has applied to join the City’s PIAB. Jay has been vetted by the PIAB and is 

proposed for appointment to a 3-year term, and will fill the 9th and final position on the Board. 

Cost: Staff time. 

Advisory Committee Recommendation: Each board/commission support the respective 

appointments to their board/commission. 

Staff Recommendation: Appoint Adrian Sayago, Cristina Torres, Marisol Ruiz Martinez, Myeli 

Saenz Juan, Eviana Zavala Gallardo, Kari Fuerte Arcos, and Ines Perez-Guillen to the City 
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Youth Advisory Council. Appoint Gerald (Jay) Larson to the Public Infrastructure Advisory 

Board. 

Proposed Motion: I make a motion to appoint Adrian Sayago, Cristina Torres, Marisol Ruiz 

Martinez, Myeli Saenz Juan, Eviana Zavala Gallardo, Kari Fuerte Arcos, and Ines Perez-Guillen 

to the City Youth Advisory Council, and Gerald (Jay) Larson to the Public Infrastructure 

Advisory Board. 

Exhibit: None.  



 
City of Cornelius, Oregon 

Proclamation 
 

 Establishing June as LGBTQIA+ Pride Month in Cornelius, 
Oregon 

 
WHEREAS, the battle for dignity, equality, and personal safety for lesbian, gay, bisexual, 
transgender, queer, intersex, and asexual people is reflected in the tireless commitment of the 
LGBTQIA+ community, as well as dedicated advocates and allies who strive to forge a more 
inclusive society; and 

 
WHEREAS, President Bill Clinton, on June 2, 2000, declared June “Gay and Lesbian Pride 
Month to commemorate the June 1969 Stonewall Uprising in Lower Manhattan, New York and 
on June 1, 2009, President Barak Obama expanded the commemoration further by declaring 
June to be Lesbian, Gay, Bisexual, and Transgender Pride Month; and 

 
WHEREAS, LGBTQIA+ Americans, including those who live, work and play in our local 
communities, and especially Black, Indigenous, and people of color face hate and 
discrimination simply for being who they are and for who they love and there remains much 
work to do to extend the promise of our country to every person; and 
 
WHEREAS, the landmark Supreme Court decision of 2015 guaranteeing marriage equality in 
all 50 states was a historic victory for LGBTQIA+ Americans and continues to affirm our belief 
that we are all more free when we are treated as equals. 

 
NOW, THEREFORE, we, the City Council of Cornelius, Oregon do hereby proclaim the month 
of June, 2024 as LGBTQIA+ Pride Month in Cornelius, and encourage all community members 
to eliminate prejudice wherever it exists and by celebrating our incredible diversity. 

 

 

        Dated this 17th day of June, 2024  

  
         

 

              

            Jeffrey C. Dalin, Mayor of Cornelius 
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To:  Peter Brandom, City Manager 

From:   Ellie Jones, Assistant City Manager 

Date:  June 17, 2024 

Subject: Resolution No. 2024-29: Fiscal Year 2023-2024 Supplemental Budget 3  

Requested City Council Action: Approve Resolution No. 2024-29 for supplemental budget 3 of FY 

2023-2024.  

Previous City Council Action: One or two supplemental budgets are standard occurrence for 

municipal corporations. There were four supplemental budgets approved for the previous Fiscal 

Year 2022-2023. 

Relevant City Strategic Plan Goal(s): Goal 5: Develop the necessary infrastructure to meet the 

growth, service demands, and emergency preparedness needs of the community. 

Background: This is to support a resolution for the third supplemental budget for the current Fiscal 

Year 2023-2024. It recognizes unplanned revenues/expenses and changes appropriations so that the 

budget is in line with anticipated expenses. A notice of the public hearing was posted on the City 

website beginning on May 15, 2024 and was advertised in the News Times on May 23, 2024. The 

details of the budget changes are in the resolution. Below are descriptions of the budget changes: 
 

1 General Fund- Transfer $400,000 from Non-Departmental Materials & Services to Capital 

Outlay.  

2 Internal Service Fund- Increase Facility Expense by $20,300 for unforeseen expenses.  

3 Street & Pathway Fund- Increase Expense by $450,000 to allow for increased construction 

costs. Traffic Development Fund will contribute 100% of these additional costs.  

4 Street & Pathway Fund- Increase Expense by $397,522 to allow for increased construction 

costs. Traffic Development Fund will contribute 100% of these additional costs.  

5 Internal Service Fund- Increase Facility Expense by $60,000 for Bridge HOA expenses. 

General Fund will contribute 100% of these costs through cost allocation. 

6 Multiple Funds- Transfer $22,500 from Materials & Services to Capital Outlay for purchase 

of Electric Vehicle Chargers.  

7 Multiple Funds- Increase Water Capital Expense by $30,500 & Sewer Capital Expense by 

$20,500 for survey/design work. 

Cost: Most of these changes are to reflect actual circumstances not known at the time the budget 

was adopted last June. Staff is permitted only to spend within the appropriations approved by the 

City Council. Without these adjustments some line items may be over-expended and revenue 

would not be correctly stated. Budget excesses are liabilities for city officials. Making changes at 

this time allows the Budget Committee to use more accurate numbers when looking at the 
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proposed budget for next year. 

Advisory Committee Recommendation: Not applicable. 

Staff Recommendation: Approve Resolution No. 2024-29 as presented.   

Proposed Motion: I make a motion to approve Resolution No. 2024-29, A RESOLUTION OF 

THE CORNELIUS CITY COUNCIL AUTHORIZING APPROPRIATIONS AMENDING THE 

FY 2023-2024 BUDGET (SUPPLEMENTAL BUDGET NO. 3) and this action takes effect 

immediately. 

 

Exhibit:  Resolution No. 2024-29 and Exhibit A 



City of Cornelius 

Resolution No 2024-29 FY 2023-2024 Supplemental Budget 3 

RESOLUTION NO. 2024-29 

A RESOLUTION AUTHORIZING APPROPRIATIONS AMENDING 

THE FY 2023-2024 BUDGET (SUPPLEMENTAL BUDGET NO. 3) 

 

WHEREAS, a Supplemental Budget is the appropriate mechanism to recognize sources of 

revenue that were not known at the beginning of the year; and 

WHEREAS, this Supplemental Budget adjusts the current year’s budget by increasing the 

budget to allow for receipt of revenues not anticipated in the original budget. The Supplemental 

Budget also makes adjustments to several accounts where operating expenses might otherwise 

overrun the original estimates; and 

WHEREAS, the public hearing notice for the Supplemental Budget was posted on the City 

website beginning May 15, 2024 and advertised in the local newspaper on May 23, 2024.  

NOW, THEREFORE, BE IT RESOLVED BY THE CORNELIUS CITY COUNCIL AS 

FOLLOWS: 

Section 1. The City Council adopts Supplemental Budget 3 dated June 3, 2024 on file at City 

Hall, 1355 N Barlow St, Cornelius, Oregon. 

Section 2.  Appropriations are amended as outlined in Exhibit A and funds transferred as 

indicated. 

Section 3. This resolution is effective immediately upon its enactment by the City Council. 

INTRODUCED AND APPROVED by the Cornelius City Council at their regular meeting this 

17th day of June, 2024. 

 

 

        City of Cornelius, Oregon 

 

 

 

By: __________________________ 

   Jeffrey C. Dalin, Mayor 

 

 

 Attest: __________________________ 

Ellie Jones, Assistant City Manager and 

Acting City Recorder 



NOTICE OF SUPPLEMENTAL BUDGET HEARING 

Supplemental for 2023-2024 Budget #3

Fund Category  2023-2024 Budget  Change 

 Revised 
2023-2024 

Budget 
1 General

Transfers & Allocations 1,048,081              60,000 1,108,081              
Materials & Services 634,150 (400,000) 234,150 
Capital Outlay 805,000 400,000 1,205,000              
Other Contingency 3,998,611              (60,000) 3,938,611              

2 Internal Service Fund
Revenue 2,948,906              60,000 3,008,906              
Expenditure
Facilities 816,745 80,300 897,045 
Other Contingency 95,046 (20,300) 74,746 

4 Surface Water Management
Expenditure

Materials and Services 460,637 (4,750) 455,887 
Capital Outlay 387,400 4,750 392,150 

5 Water -
Expenditure -

Materials and Services 1,894,129              (4,750) 1,889,379              
Capital 2,087,400              35,250 2,122,650              

Other Contingency 3,793,183              (30,500) 3,762,683              

6 Sanitary Sewer -
Expenditure -

Materials and Services 3,422,455              (4,750) 3,417,705              
Capital Outlay 452,400 25,250 477,650 

Other Contingency 1,135,857              (20,500) 1,115,357              
-

7 Streets and Pathways -
Revenue 12,038,700            847,522 12,886,222            
Expenditure -

Materials and Services 295,700 (4,750) 290,950 
Capital 8,728,600              852,272 9,580,872              

-
17 Traffic Development Fund

Expenditure
Transfers & Allocations 9,823,409              847,522 10,670,931            

Other Contingency 4,111,409              (847,522) 3,263,887              

Comments:  The supplemental includes adjustments to account for carryover projects, grants and unforeseen 
expenses not known at time of budget preparation.

 Resolution 2024-29
Exhibit A 

A public hearing on a proposed supplemental budget for the City of Cornelius, Washington County, State of Oregon for the Fiscal 
Year July 1, 2023 to June 30, 2024 will take place on Monday, June 17, 2024 at 7:00 pm at 1355 N Barlow St, Cornelius, Oregon. 

The purpose of the hearing is to discuss the supplemental budget with interested persons. 
The ability to join the meeting virtually will also be available. Please go to www.corneliusor.gov for directions to join the meeting 

online.  Public comment will be taken orally and in writing. Written comments will be read during the public comment section of the 
meeting. Comments, both oral and written, will be subject to a three minute limit per community member. Written comments can be 

dropped off at the above address, or sent by email to info@corneliusor.gov no later than 3:00pm on Friday, June 14, 2024.
 A copy of the supplemental budget may be inspected online at www.corneliusor.gov after May 23, 2024. 

Major changes, if any, and their effect on the budget, are explained below. 
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To:  Peter Brandom, City Manager 

From:   Ellie Jones, Assistant City Manager 

Date:  June 17, 2024 

Subject: Resolution No. 2024-30: Adoption of the FY 2024-2025 Budget  

Requested City Council Action: Approve Resolution No. 2024-30 to adopt the FY 2024-2025 

Budget. 

Previous City Council Action: City Council approved the FY 2023-2024 budget in June, 2023. 

Relevant City Strategic Plan Goal(s): Each of the City’s six City Council goals are supported 

by the FY 2023-2025 proposed budget. 

Background: This is the final “adoption” stage of the Fiscal Year 2024-2025 budget. The Public 

hearings on this action and the use of State Revenue sharing funds are scheduled for Monday, 

June 3, 2024. After this meeting staff will file the appropriate forms and related paperwork. The 

Budget Committee approved the proposed budget as presented on May 1, 2024. 

Cost: Without adopting a budget there is no authority to spend money or levy and collect taxes. 

Advisory Committee Recommendation: The Budget Committee voted unanimously on May 1, 

2024 to approve the FY2024-2025 budget. 

Staff Recommendation: Approve Resolution No. 2024-30 as presented by staff.   

Proposed Motion: I make a motion to approve Resolution No. 2024-30, A RESOLUTION OF 

THE CITY COUNCIL DECLARING THE CITY'S ELECTION TO RECEIVE STATE 

REVENUES, ADOPTING THE BUDGET, MAKING APPROPRIATIONS, AND LEVYING 

TAXES FOR THE CITY OF CORNELIUS, OREGON FOR FISCAL YEAR 2024-2025, and 

this action takes effect immediately. 

 

Exhibit:  Resolution No. 2024-30 

  FY 2024-2025 Budget 

 



City of Cornelius 

Resolution No 2024-30 FY 2024-2025 Budget 

RESOLUTION NO. 2024-30 

A RESOLUTION OF THE CORNELIUS CITY COUNCIL DECLARING THE CITY'S 

ELECTION TO RECEIVE STATE REVENUES, ADOPTING THE BUDGET, MAKING 

APPROPRIATIONS, AND LEVYING TAXES FOR THE CITY OF CORNELIUS, 

OREGON FOR FISCAL YEAR 2024-2025 

 

NOW, THEREFORE, BE IT RESOLVED BY THE CORNELIUS CITY COUNCIL AS 

FOLLOWS: 

Section 1. Pursuant to ORS 221.770, the City hereby elects to receive state revenues for 

fiscal year 2024-2025. 

Section 2.   The City Council adopts the budget as approved at the Budget Hearing on May 1, 

2024 now on file in the office of the City located at City Hall, 1355 N. Barlow St, 

City of Cornelius, Oregon in the sum of $75,730,188*.  

Section 3.   The City of Cornelius hereby imposes ad valorem property taxes upon the 

assessed value of all taxable property within the district for the tax year 2024-

2025 as follows:  

a. At the rate of $3.9836 per $1,000 of assessed value for permanent tax rate; 

b. At the rate of $1.461 per $1,000 of assessed value for local option tax. 

 General Excluded from 

 Government Limitation 

 

Permanent Rate Tax $3.9836/$1,000 

Local Option Tax $1.4610/$1,000 

Debt Service Fund     $0 

Section 4. The amounts for the fiscal year beginning July 1, 2024, for all the purposes shown 

are hereby appropriated as follows: 

GENERAL FUND – 01 

City Council 46,846 

Community Development 1,837,864 

Engineering 454,396 

Public Safety/ Police  3,337,577 

Public Safety/Court 5,700 

Public Safety/ Fire 1,386,751 

Public Safety/Fire Levy 1,142,056 

Public Services/Library  1,302,601 



City of Cornelius 

Resolution No 2024-30 FY 2024-2025 Budget 

Public Services/Parks 2,088,860 

Materials and Services 440,253 

Capital Outlay 150,000 

Debt Service 26,562 

Transfers and Allocations 954,419 

Operating Contingency 5,603,144 

 Total Budget Expense $18,777,029 

 

 

INTERNAL SERVICE FUND – 02 

Support Services/City Manager’s Office                                                     1,785,430 

Support Services/Public Works  289,646 

Support Services/IT  75,425 

Support Services/Facilities  725,010 

Materials and Services  4,000 

Operating Contingency  25,353 

 Total Budget Expense $2,904,864 

 

SURFACE WATER MANAGEMENT FUND – 04 

Surface Water Management  757,134 

Transfers and Allocations  610,701 

Operating Contingency  2,008,409 

 Total Budget Expense $3,376,244 

 

WATER FUND – 05 

Water  6,249,441 

Debt Service  136,328 

Transfers and Allocations  1,036,815 

Operating Contingency  3,386,048 

 Total Budget Expense $10,808,632 

 

SANITARY SEWER FUND – 06 

Sanitary Sewer  4,062,069 

Transfers and Allocations  562,992 

Operating Contingency  2,011,802 

 Total Budget Expense $6,636,863 

 

STREET & PATHWAY FUND – 07 

Streets  3,983,348 

Transfers and Allocations  529,840 

Operating Contingency  915,653 

 Total Budget Expense $5,428,841 

 

FIXED ASSET FUND –WATER -13 

Transfers and Allocations  817,499 

Operating Contingency  5,061,137 

 Total Budget Expense $5,878,636 



City of Cornelius 

Resolution No 2024-30 FY 2024-2025 Budget 

 

FIXED ASSET FUND – SANITARY SEWER -14 

Transfers and Allocations  62,500 

Operating Contingency  1,790,027 

 Total Budget Expense $1,852,527 

 

FIXED ASSET FUND –SURFACE WATER MANAGEMENT -15 

Operating Contingency  2,051,897 

 Total Budget Expense $2,051,897 

 

PARKS SYSTEM DEVELOPMENT CHARGE FUND -16 

Transfers and Allocations  1,500,000 

Operating Contingency  1,712,615 

 Total Budget Expense $3,212,615 

 

TRAFFIC DEVELOPMENT FUND -17 

Transfers and Allocations  1,808,000 

Operating Contingency  12,994,040 

 Total Budget Expense $14,802,040 

  ___________ 

 Total Appropriations – All Funds $75,730,188 

  

 Total Unappropriated - All Funds $0 

  ___________ 

 TOTAL ADOPTED BUDGET $75,730,188* 

 

Section 5. The City Recorder is hereby authorized to certify to the County Clerk and the 

County Assessor of Washington County, Oregon the tax levy made by this 

Resolution, which will be filed with the State Treasurer and the Division of 

Audits of the Secretary of State, and that this is a true copy of the Budget as 

finally adopted. 

 

INTRODUCED AND APPROVED this 17th day of June, 2024. 

 

         

City of Cornelius, Oregon 

 

 

        By: _________________________ 

 Jeffrey Dalin, Mayor 

 

  

Attest: _____________________________ 

 Ellie Jones, Assistant City Manager and 

 Acting City Recorder 
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INTRODUCTION   Reader’s Guide 

READER’S GUIDE 

Introduction 

Contains the budget message, information about the Cornelius community, city statistics, description of the 
budget document, the budget process, budget basis, summary of financial management policies, revenue sources 
descriptions, and debt management policies and summaries. 

Funds 

Each fund has a narrative that describes the use of the fund and goals for that fund as well as the revenues and 
expenditure of the fund.  

CIP 

Capital Project details and expenditures included in the budget. 

Acronyms 

Abbreviations are explained here. 

Glossary 

This is a list of terms with explanations or definitions used throughout the budget document. 

Appendix 

Policies referenced in the budget document and publication notices. 
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2024-2025 BUDGET COMMITTEE 
 

 

 

COUNCIL MEMBERS: APPOINTED MEMBERS: 

Jeffrey C Dalin, Mayor Andrew Dudley 

John Colgan, Council President Dave Waffle 

Doris Gonzalez, Councilor     Brad Coffey, Chair 

Angeles Godinez, Councilor    Greg Vaughn 

Eden Lopez, Councilor     Debbie Suchan 

 

ADMINISTRATIVE STAFF 

 

 Budget Officer – City Manager  ........................................................ Peter Brandom 

 Assistant City Manager – Business Operations ......................................... Ellie Jones 

 City Recorder..................................................................................................... VACANT 

 Community Development Director ....................................................... Barbara Fryer 

 Fire Chief ...................................................................................................... Jim Geering 

 Library Director ................................................................................................Karen Hill 

 Police Chief ................................................................................................. James Coley 

 Public Works Director .............................................................................. Mark Crowell 
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BUDGET MESSAGE 
OVERVIEW 

My first full year as City Manager was eventful and productive. Our great team continued to accomplish a 
volume of work that few local agencies can or need to accomplish with the lean staffing we have. I am extremely 
proud of our team ethic – to get the job done well, regardless of how. Of course, with lean staffing, there are 
key areas where we lack staff, and I hope that over time we can address those. Specifically, more capacity in 
the areas of economic development and legislative advocacy is a need, and we intend in the coming year to 
enhance those areas.  
 
It is an exciting time in Cornelius, with the large Laurel Woods residential development slowing to a conclusion 
in the coming year or so, and with some interesting multi-family and commercial projects on the horizon. We are 
also, as you can see from the construction activity around the community, fairly maxed out in terms of 
infrastructure projects. From routine upgrades to water and wastewater systems, a new booster pump station 
at the water reservoir, and several areas of street and sidewalk improvements ongoing. These and other 
projects will help ensure that our future infrastructure provides connectivity and resilience into the future. 
 
Our bright future is only possible with the selfless leadership of our Mayor and City Council, and the many 
members of our volunteer boards and commissions. We are grateful for their energy, expertise and sacrifice, 
without it our work would not be possible. To ensure that we stay on our productive path, we must foster more 
understanding, interest, and participation in City leadership, and we plan to do so. We will utilize ARPA grant 
funds in the next fiscal year to develop a civic leadership cohort program that will provide a venue for 
community members from all cultures and lived experiences to engage with and volunteer as a City leader. 
 
We have and will continue to see significant change in departmental leadership and other key staff positions. 
Staff succession will continue to be a focus, with at least one additional department manager – Public Works 
Director Mark Crowell, joining long time City Recorder Debby Roth in retirement. We will likely shift some duties 
and roles both to account for the work, and also to stay within the boundaries of our revenue limits. 
 
The other main area of focus is the thin margin within which we operate. Cost increases have outpaced revenues 
in recent years, and that will continue. We have sharpened our pencil, closely scrutinizing both new and status 
quo expenses, and we have spent significant time considering additional revenues that we might realize. Those 
efforts will continue going forward. 
 
As I wrote last budget cycle, it is truly an honor to support a team of people who care so deeply about their 
roles and this community. Their dedication and humility are humbling, and I strive every day to emulate and 
support it. 
 
FISCAL YEAR 2024-2025 HIGHLIGHTS 

The FY 2024-2025 budget will continue to support core City services, address City Council priorities, support 
existing and new long range plans, implement needed infrastructure projects, and provide for unanticipated 
opportunities. We will continue to focus on public safety, road and infrastructure maintenance, parks and park 
amenities, and library services. Additionally, we will engage with our partners at City of Forest Grove, Forest 
Grove School District, and Pacific University to establish better ways to collaborate and coordinate on recreation 
programming. In doing so, we will also pursue outside funding, from a variety of sources, for the potential 
acquisition of the Cornelius Elementary gym and cafeteria building for a new community and recreation center. 
 
The FY 2024-2025 budget contains $38.1 million in recommended funding for core services, including $13.1 
million for the General Fund. The balance is in enterprise funds, which are restricted by utility rules, state statutes, 
bond covenants or constitutional limitations that require expenditure only on uses related directly to that 
particular source of income. The General Fund includes funding for the City Manager’s Office, Police and Fire, 
Public Works (including Parks and Engineering), Library, Municipal Court and Community and Economic 
Development. The General Fund is about 34% of the total budget and funds more than 50% of City employees. 
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Continued substantial increases in personnel costs and materials and services (M&S) have impacted the General 
Fund budget. Those cost increases continue to outpace revenues, and out-year projections show continued decline 
in General Fund reserves. In this budget we again gauge this problem, and we continue to closely monitor 
expenditures while seeking new sources of revenue. 
 
Other FY 2024-2025 highlights include: 

 
- Strategic planning: We look forward to finalizing our first community vision plan, Cornelius 2045, this 

summer. Our next phase will be a complete update of our Comprehensive Plan, a Parks Master Plan, 
facilities master plan, and a space study of the Public Safety building to ensure that we accommodate 
the needs of today’s Police and Fire staff, as well as tomorrow’s. We have begun a study to develop 
tools that will help mitigate displacement and gentrification in Cornelius. As our community evolves, we 
too risk becoming unaffordable to those who already live here. We are committed to challenge that 
dynamic however we can. 
 

- ARPA funding: These once-in-a-lifetime funds continue to provide a resource for community partners and 
City operations. We have supported community and shored up operational areas of need, and have 
further investments planned. We have made significant improvement to our Council chambers technology 
and public meeting capability. In the coming year will develop a comprehensive communications plan. 
Other investments will include the aforementioned space study and civic leadership program, emergency 
operations plan update, equipment and supplies to enhance our community events and engagement, 
additional technology for library patrons, and equipment to further develop the City Council chambers 
as a public conference space. ARPA funds must be fully obligated by the end of 2024, and fully 
expended by the end of 2026. 
 

- Cornelius Fire Department funding: Last renewed in 2019 and set to expire in 2024, the local option 
fire levy replacement was approved by voters in November. It will shore up Fire Department staffing 
and allow us to adequately plan and save for needed infrastructure and improvements to the Public 
Safety Building. We also know that the cost of administering our Fire Department has increased 
substantially, making the levy replacement that much more critical to our ability to deliver public safety. 

 
- Communications and Community Engagement: With our new Communications and Community 

Engagement Manager on board, we are making investments in our City website and monthly paper 
newsletter, which will be sent directly to residents and businesses rather than through the utility bill, and 
we will develop an electronic version of our newsletter to better inform and engage the community. A 
communications plan and City re-branding is also planned. We also plan to make some fundamental 
changes to City events, while keeping the spirit and fun in events that are so loved by our community. 
 

- Community and Economic Development: As residential development slows and available developable 
land dries up, we will continue to advocate for additional land within our urban growth boundary. It’s 
simple – more land is needed in Cornelius to balance our housing and jobs, and to provide needed 
revenue. Our updated Economic Opportunities Analysis supports that. We will continue to engage with 
key economic develop partners and neighboring jurisdictions to support existing and new business 
development. Our Economic Development Commission will continue to provide direction, and we see 
promising signs for the development of long-abandoned and underutilized infill commercial areas, 
including the former gas station at 10th and Baseline. We feel confident in the potential for our Urban 
Renewal Fund to deliver major positive impact in the next year. 
 
The Laurel Woods residential development began construction in 2018 is set to complete in the coming 
year. This major imprint on Cornelius has provided a great new neighborhood in our community. Another 
is likely to break ground soon, with the large multi-family project around Fred Meyer. The Plaza Los 
Amigos property is nearly complete and taking applicants. Several significant commercial and industrial 
projects are moving forward as well. The new Meadowlark spec commercial building at N 4th and 
Holladay is nearing completion and will likely have tenants soon, and more development on the 
relatively little remaining industrial land is likely. 
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- Police: The City contracts with the Washington County Sheriff’s Office for Police services. Our dedicated 

team of deputies handle the most difficult public safety incidents in our community, and we are grateful 
to them. Our innovative Chief of Police, James ‘Mitch’ Coley emphasizes a people-first approach to 
both our team and members of our community, and proactively looks for the new and better way to 
deliver this critical service. 

 
- Capital Improvement Program (CIP): Our CIP is a crucial tool that allows the City to save for larger 

expenditures, like expensive fleet vehicles and equipment. Diligent, consistent maintenance of the CIP 
has allowed for programmatic purchase of important items and will continue to allow for purchase and 
replacement of more expensive, needed capital equipment and projects. One key project for the coming 
year is the replacement of roof, siding and windows, and seismic improvements to City Hall. 

   
- Library: The Cornelius Library continues to serve the community as a key gathering space and source of 

access to information. The Library is open seven days a week for a total of 54 hours, near the top of 
all libraries in the County. Roughly 60% of Library funding is provided by the City General Fund, with 
the remaining 40% coming from the Washington County Cooperative Library Services (WCCLS). 
Funding from WCCLS is projected to be flat, and a study to assess funding, funding equity, and 
organizational structure across the Cooperative has begun and will continue in the new fiscal year. The 
results of this work will have significant impacts on our Library. 

 
- Utility Fees: Utilities are projected to rise due to cost increases passed through from our partner agencies 

and general personnel and other cost increases. We continue to purchase our water wholesale from 
Hillsboro, which we have since 1941. Wastewater services are provided by Clean Water Services. 
Garbage collection is provided under contract with the City by Evergreen Disposal and Hillsboro 
Garbage Disposal. Electricity is provided by Portland General Electric and natural gas by Northwest 
Natural Gas. Rates for all utilities continue to increase, some substantially, with cumulative impacts on 
community members. 

 
- Discretionary Community Contributions: The City contributes a significant amount of discretionary funding 

to community nonprofit and advocacy groups. These contributions are held largely flat, with some 
decreases or cancelations. Recipients have been advised that resources are tight and therefore the City 
must hold contributions steady or decrease for the foreseeable future. 

 

SUMMARY 

Formation of the City budget is very much a team effort, led by our Assistant City Manager – Business 
Operations Ellie Jones. My sincere thanks to Ellie, our Senior Leadership Team, and all staff who support its 
development. The proposed budget responds to the City’s goals while accounting for available resources, today 
and in the future.  
 
My sincere thanks to you Budget Committee members as well. You volunteer your time and make sacrifices to 
ensure that we operate our City responsibly. Perhaps more than anyone, we are in your debt. Thank you. 
 
Closing my first full year as City Manager, I see great opportunity for Cornelius. Our challenge is to maintain 
what makes Cornelius special, while evolving with changes in society and our region. I am grateful to be a part 
of this community’s journey, and welcome all who wish to reach out to the City to share your opinions and 
passions. Together we can ensure that we build a Cornelius where people want to live, work and play. 
 

Peter Brandom 
 
 
City Manager and Budget Officer 
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INTRODUCTION                                         Strategic Plan 

 
CITY OF CORNELIUS 

STRATEGIC PLAN 2023-2025 
 

Cornelius Organizational Vision Statement 
Cornelius is welcoming, inclusive, and collaborative; strives to build trust and 

community for all; and honors our past while embracing a shared future, built on 
equity and sustainability 

 
VALUES 
Values express how elected leadership, senior staff and employees will strive to work together to achieve 
the mission. They provide guideposts for the team and leadership to stay focused on the long term while 
delivering core City services.  

Be Accountable – provide clear goals for the team and report progress 
regularly 

Develop target timelines and milestones, and regular reporting process to ensure 
accountability and transparency 

Connect budget decision packages to goals 
 

Be Prepared – strive to review material in order to be as informed as 
possible for decision making 

Council read staff updates and ask questions to seek clarity 

Staff provide information to Council as early as feasible to provide for adequate 
review time 

 

Foster a Team Approach – recognize and honor roles to support a high 
performing team 

Council communication with staff should start with the City Manager 

Staff will strive to be clear in requests for Council direction 

Council will strive to respond to the City Manager and provide real time feedback as 
needed 
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VISION AND MISSION 
 

Aligning With 
the Vision 

To align the group around a future state of mind, in 2021 the team 
imagined how they wanted Cornelius to look, feel and function five years 
into the future. The team discussed what a movie featuring Cornelius in five 
years might feature. They imagined the movie poster, what the key story 
lines would include, the cast and crew, and what others in the community 
might say about the film. This exercise produced a draft vision, which was 
revisited and modified by the group in 2023.  

Vision Cornelius is welcoming, inclusive, and collaborative; strives to build trust 
and community for all; and honors our past while embracing our future, 
built on equity and sustainability. 

Mission To promote community involvement in building a safe, inclusive, and 
sustainable community by providing equitable access to fair, efficient, and 
effective public services. 
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GOALS AND ACTIONS 
 

Goal Actions Action Lead Timeline 

Communications and Community Engagement 

1 – Enhance the City’s 
communication and 
engagement to be 
more representative 
and equitable 

1.1 Evaluate current community events 
and identify opportunities to revamp and 
diversify events and activities 

Senior 
Leadership Team 1-2 years 

1.2 Develop partnerships to support 
events and to increase engagement 

Senior 
Leadership Team 

Ongoing 

1.3 Develop a communication and 
engagement strategy to ensure that all 
residents have equal and equitable 
access to engagement and business with 
the City 

Administration 1-2 years 

Efficient, Engaged and Responsive Organization 

2 – Increase 
connectivity and 
engagement and 
improve culture within 
the City organization 

2.1 Conduct more outreach to attract 
staff and volunteers that reflect the 
diversity of the community 

Administration Ongoing 

2.2 Identify and evaluate tools and 
technology that support effective staff 
connectivity and engagement 

Senior 
Leadership Team 

1-2 years, 
Ongoing 

2.3 Conduct employee engagement to 
define customer service expectations and 
to develop strategies to enhance our 
organizational culture 

Administration 1-2 years 

2.4 Develop a succession strategy for the 
City’s Senior Leadership Team 

Administration 1-2 years 
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Goal Actions Action Lead Timeline 

2.5 Continue governance discussion 
through the Fire Task Force regarding fire 
service changes 

Fire, 
Administration 

1-2 years 

2.6 Establish sustainable funding and 
organizational structure for Cornelius Fire 
Department 

Administration, 
Fire 

3-4 years 

2.7 Develop recreation facilities, 
programming, and related partnerships 

Public Works 3-4 years 

Community Vision 

3 – Establish a shared 
community vision for 
Cornelius 

3.1 Develop a 20-year community Vision 
Plan 

Community 
Development 

1-2 years 

Community Safety 

4 – Ensure safety for 
all community members 

4.1 Support schools, community partners 
and community members to reduce crime, 
violence, graffiti, and other safety 
problems 

Police Ongoing 

4.2 Develop plans to ensure community 
and organizational resilience to natural 
and other disasters 

Fire, Public 
Works 

3-4 years 

Infrastructure 

5 – Develop the 
necessary 
infrastructure to meet 
the growth, service 
demands, and 
emergency 
preparedness needs of 
the community 

5.1 Conduct financial analysis to explore 
options to support the community’s growth 
demands and City revenues 

Administration 1-2 years 

5.2 Work with local nonprofits to support 
utility assistance post-pandemic 

Administration 1-2 years 
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Goal Actions Action Lead Timeline 

5.3 Evaluate the community’s broadband 
infrastructure and identify needs for 
future improvements 

Administration Ongoing 

5.4 Develop water source and related 
infrastructure options 

Administration, 
Public Works 

3-4 years 

5.5 Continue to advocate for and work 
on safety improvement measures on TV 
Highway east, through and west of 
Cornelius 

Public Works 1-2 years, 
Ongoing 

5.6 Support development of the Council 
Creek Regional Trail 

Community 
Development 

Ongoing 

5.7 Expand mobility options (transit, 
trails, paths) 

Public Works, 
Community 
Development 

3-4 years 

Community and Economic Development 

6 – Identify community 
and economic 
development 
opportunities to 
support the 
community’s needs 

6.1 Use ARPA funds to implement the 
Cultural District Plan 

Community 
Development 

1-2 years 

6.2 Develop an Anti-Gentrification and 
Anti-Displacement Plan 

Community 
Development 

1-2 years 

6.3 Advocate for addition to the City’s 
industrial and residential land inventory 
through Urban Grown Boundary (UGB) 
expansion 

Community 
Development, 
Administration 

Ongoing 

 

Adopted May 2023 
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INTRODUCTION           About Cornelius       

About Cornelius 
The City of Cornelius, incorporated in 1893, encompasses 2.34 square miles of land located 26 miles west 
of Portland, Oregon and 10 miles east of the Coast Range in the fertile Tualatin River Valley.  Cornelius is 
surrounded by high-tech industries, vineyards and farmland. Cornelius is a small but thriving city in the heart 
of the Silicon Forest of northwestern Oregon.  

 

The City provides a full range of services, including police and fire protection, library, construction and 
maintenance of streets, parks, and utility infrastructure, recreational activities and cultural events, short and 
long-range planning and development review. 

Certain services are provided by or in cooperation with regional organizations. The City owns portions of 
its water utility and purchases water from the city of Hillsboro for distribution. Cornelius owns and operates 
sanitary sewer and storm water collection facilities; treatment is by Clean Water Services, a regional 
authority. Electricity, telephone service, and trash disposal are provided by private businesses. Cornelius is 
part of two school districts Hillsboro School District and Forest Grove School District. 

Planning for future land uses, civic services, and infrastructure improvements is ongoing. Cornelius is in the 
Portland and Beaverton, Oregon - Vancouver, Washington metropolitan area. The economy of the metro 
area is broad and well diversified.  

According to Oregon Employment Department data, Cornelius’ top four industries by the number of 
employees are food and drink services, manufacturing, specialty trade contractors, and educational 
services.  

WORKFORCE BY INDUSTRY 

Manufacturing………..…………….22.9% 

Trade (retail/wholesale)……….…..13.9% 

Agriculture..………….………….…..4.1% 

Educational/Healthcare Services….14.9% 

Services (including educational)……44.2% 

Cornelius 
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Government  

The City of Cornelius operates under a home rule charter and has the same powers granted to municipal 
corporations by State statutes, including the power to issue debt, levy taxes on real property within its 
boundaries, and extend its corporate limits by annexation. 

Cornelius is governed by a City Council comprised of an elected Mayor and four Councilors. The City Council 
exercises policy-making and legislative authority and is responsible for City legislation, adopting the 
budget, appointing committees, and hiring the City Manager. The Mayor serves a two year term. Councilors 
serve for four years, with two of the four Councilor's terms expiring in each biennial election. The City 
Manager is responsible for carrying out the day-to-day operations of the City. 

The City's fiscal year begins July 1 and ends June 30. Current information about City services and projects 
can be found at the website www.corneliusor.gov  

Many of the City’s general services such as Police, Fire, Library, Parks, Planning, Community Development 
and Court services are budgeted in the General Fund.  The graph below illustrates how Cornelius’ General 
Fund differs from other communities of similar population.  This also illustrates why Cornelius struggles to 
offer basic services offered in other Cities. 

 

 

 

Cornelius Quick Facts 

The People and Families of Cornelius: According to Portland State University's Population Research Center 
the City's population on July 1, 2022 was 14,389.  The median age in Cornelius is 37.4, with more than 
28% of the population under the age of 18. (Source: United States Census Bureau). 
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POPULATION 

2023…………..14,389 

2021…………..13,498 

2010…………..11,020 

2000…………....9,652 

1990…………....6,148 

1980…………....4,462 

1970…………....2,106 

1960…………....1,146 

According to the 2020 Census there are 3.04 persons per household and the median family income in 
Cornelius in 2020 was $72,788.  

 
TOP 10 EMPLOYERS 2023 

Employer Employees 

Wal-Mart Supercenter #4221 321 

Fred Meyer #60 269 

Sheldon Manufacturing, Inc.             111  

Forest Grove School District 94 

Pavement Maintenance Inc. 80 

Virginia Garcia 79 

Zavala Crop 50 

Coastal Farm & Ranch 46 

City of Cornelius 46 

Truss Components 41 

 

Note-Information obtained from City Business License Directory and does not include non-profit data 
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In the upcoming FY2024-2025 fiscal year the City has budgeted 50.60 full time equivalent positions, plus 
an additional 13.75 FTE that are contracted with other agencies. When comparing Cornelius to other cities 
of similar populations you can see Cornelius has far fewer staff per capita. Some of these cities may have 
their own water and sewerage treatment plants which would increase the number of employees.  Cornelius 
buys those services from Hillsboro and Clean Water Services respectively. 

 

Cornelius Housing: Much of the housing in Cornelius has been designed with family life in mind.  
Approximately 75.8% of housing is owner occupied.  The City contains many houses that have been built in 
recent years, but there are also older homes that lend some neighborhoods their charm. The assessed value 
of real property was $1,003,693,950 in FY2024. 

 

CITY TAX RATE 

$3.9836 per $1,000 assessed valuation (Permanent Rate) 

$1.4610 per $1,000 assessed valuation (Local Option Levy-Fire) (FY2025) 
($0.4870 per $1,000 prior fiscal year) 

 

LAND AREA & ZONING 

Total Area………….. 2.34 square miles 

Vacant Industrial…….……….89 acres 

Developed industrial….…….103 acres 

Vacant Commercial………….51 acres 

Developed Commercial ….…...181 acres 
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Transportation: Cornelius has several forms of transportation in the city or within close proximity. However, 
most residents drive to work. 

TRANSPORTATION SOURCES 

Air:  Hillsboro Airport, Portland Airport (PDX) 

Bus:  Tri-Met Bus Line #57, GroveLink (Cornelius/Forest Grove) 

Light Rail: Tri-Met Westside Max (Hillsboro) 

Nearby Highways:  TV Highway (Hwy 8) 

Sunset Highway (Hwy 26) 

Highway 47 

MODE OF TRANSPORTATION TO WORK (Source: United States Census) 

 

 

 Drove a car alone: (68.8%)  

 Carpooled: (15.1%)  

 Public Transportation: (5.1%)  

 Walked: (3.1%)  

 Other means: (1.6%) 

 Worked at home: (6.3%) 

 

Cornelius Education:  Fewer than 20% of Cornelius residents had a Bachelor’s degree in 2020, compared 
to almost 34% of residents within the State of Oregon. Cornelius’ residents under age 18 are served by 
two school districts. Approximately one-third of students are within the Hillsboro School District and two-
thirds are within Forest Grove School District. Cornelius Elementary School was recognized as a Federal 
Model Title I School. All three elementary schools have dual language immersion programs.  

SCHOOLS* 

Elementary Schools – Forest Grove..…………..2 

Elementary Schools – Hillsboro………………..1 

Middle Schools –Forest Grove…………….…..2 

Middle Schools – Hillsboro…………………….1 

High Schools – Forest Grove…………………...1 

High Schools – Hillsboro……………………….1 

*Schools listed do not include private schools. 
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PRINCIPAL TAX PAYERS 
 

2023-2024    

 

Taxpayer 
Taxable 

Assessed Value Rank 

Percentage of  
Total Taxable 

Assessed Value 

WAL-MART STORES INC  22,166,059 
  1 2.14% 

TOM MOYER THEATERS         17,817,370  2 1.72% 

LAURELWOOD DEVELOPMENT LLC         11,957,890  3 1.15% 

PORTLAND GENERAL ELECTRIC         10,207,000  4 0.98% 

NORTHWEST NATURAL GAS CO           8,439,000  5 0.81% 

495 LLC           7,780,100  6 0.75% 

SHELDON MANUFACTURING INC           6,945,380  7 0.67% 

CPI FOREST HILLS OWNER LLC           5,562,870  8 0.54% 

CORNELIUS SELF STORAGE LLC           5,721,410  9 0.55% 

CRP/ALTABIRD MEADOWLARK OWNER LLC           1,077,090  10 0.10% 

CORNELIUS CINEMAS 2 LLC           4,969,410  11 0.48% 

ALL CROP INC           4,394,200  12 0.42% 

COASTAL FARM REAL ESTATE INC           4,129,970  13 0.40% 

COMCAST CORPORATION           3,746,370  14 0.36% 

CORNELIUS GATEWAY LLC           3,500,850  15 0.34% 

SMOKETREE MHC LLC           3,488,020  16 0.34% 

FRED MEYER STORES INC           3,386,395  17 0.33% 

COUNTRY MEADOW ESTATES APARTMENTS LLC           3,165,860  18 0.31% 

HANK'S PROPERTIES LLC           3,120,700  19 0.30% 

JBK PROPERTIES MGMT           3,094,600  20 0.30% 

Source:  Washington County Assessment and Taxation 

*Property was previously in farm deferral. A change in land use caused an adjustment to prior year taxes. 
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Cornelius’ quality of life… what you are looking for! 

You would have to look a long time before you found a region with more 
to offer recreationally.  Close at hand, there are 23 city parks and 11 open 
spaces.  

There is also great fishing, sailing, swimming, bicycling, hiking and picnicking 
at nearby Henry Hagg Lake.  Moreover, Washington County hosts one of 
America’s premier wine regions with world class vineyards and tasting 
rooms within minutes of the town center.  Nine beautiful golf courses abound 
providing a selection to satisfy anyone’s taste, novice to pro, and with our 
temperate climate the golf courses are open year round.  

Less than an hour’s drive west is the 
Oregon Coast, with its green headlands, 
crashing surf and miles of beautiful 
sandy beach.   

On your way to the beach you will travel through the northern Oregon 
coast range where you can enjoy the forests.  These forests are a natural 
habitat for native fish and wildlife species, recreational opportunities, 

including camping, hiking, picnicking, off-highway vehicle riding, 
horseback riding, fishing, hunting, swimming, bird watching, and berry 
picking. The Tillamook Forest Center a must-see attraction and is a 
gateway to forest exploration and discovery.  

Ninety minutes east, the mystic Columbia River Gorge National Scenic 
Area beckons with towering waterfalls and miles of hiking trails 
through fern lined grottoes.  The gorge is also home to some of the 
world’s best windsurfing.  

Towering over all, 11,250 foot Mt. Hood dominates the skyline with 
historic Timberline Lodge, breathtaking year-round skiing and forested 
wilderness areas. 

You will even have the weather to enjoy it all.  
The Cornelius area averages just 39 inches of 
precipitation a year.  That is enough to keep 
things fresh and very green; but is actually less 
than the average rainfalls in places like 

Atlanta, Houston and Miami.  In fact, the moderate climate makes it one of the best 
nursery growing areas in the United States.  Our long, warm summers give way to 
crisp, sunny autumn afternoons.  In winter, we rarely get more than a dusting of 
snow.  In spring, the surrounding farmlands come to life again and the cycle begins 
anew.   

 

A special thank you goes to Gary Halvorson, Oregon State Archives and Chris Friend, Tillamook Forest Center 
for the use of their photos. 

Mariposa Park 
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 A little Cornelius history… 

Cornelius sits on land that was historically occupied by the Tualatin 
Kalapuya, or Atfalati (ah-TFAL-uh-tee) people. The Atfalati lived throughout 
the Tualatin River watershed and their territory included the modern towns 
of Cornelius, Forest Grove, Gaston, Hillsboro, North Plains, Beaverton, 
Tigard, Tualatin, and Sherwood, and current unincorporated areas of 
Washington and Yamhill counties. The Atfalati were one branch of the 
Kalapuya tribes and spoke the northernmost dialect of the Kalapuyan 
languages. Starting in about the 1850’s, diseases introduced by newcomers 
to the territory devastated the Atfalati, and roughly 65 survived as of 
1855. In 1856 a treaty required that the Atfalati be removed to a 
reservation established at Grand Ronde. 

 

In the mid-1800’s, as European newcomers to the Tualatin Valley continued to arrive in greater numbers 
due to the new railroad, T.R. Cornelius settled in the Valley. He enlisted with the Washington County 
Volunteer army, and after leaving for California and the gold rush Cornelius returned to his 1,300-acre 
farm in present-day Cornelius in 1871. Over time he built many structures and businesses, including a 
warehouse that became a boon to the farmers in the area. Later through common consent of the townsfolk 
the city was named after T.R. Cornelius in honor of his many contributions to the development of the 
community. 

Cornelius was incorporated in the Spring of 1893, with the 
first Council meeting held on May 5 of that year. The officers 
of the Council included the Mayor, four Councilmen, Treasurer, 
Recorder and Marshall. All original members initially served 
without pay until the first paid staff position was established 
in the same year with a $2.50 per month salary for the 
Marshall, who patrolled until 9:00pm and looked after two 
jail cells and their prisoners. The town’s population was 400 in 
1898, and it is now 14,389 as of July 2022.  

 

 

Due in large part to the Federal Braceros program during World War 
II, which conscripted agricultural labor during the war effort, over 
15,000 laborers from Mexico came to Oregon between 1942 and 
1947. Though not the first Latinos in Oregon, they represented a 
foundation of Latino families in Oregon and in Cornelius. Today, more 
than 50% of Cornelius community members identify as Latino.  

             

 

 
 

Colonel T. R. Cornelius 

Downtown Cornelius Circa 1908 

Downtown Cornelius 2010 
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Cornelius, Oregon - Purple Heart City… 

Cornelius was designated a “Purple Heart City” in 2017, meaning that it is a City that 
welcomes veterans. 

Spencer Jones, Commander of the Military Order of Purple Heart, Chapter 72, a veteran 
and Purple Heart recipient, attended the March 6, 2017, City Council meeting, explaining 
that the Purple Heart award means something different to each veteran and he was 
enthusiastic about the City’s designation. 

The Purple Heart is the oldest U.S. military award in use. It was established by Gen. 
George Washington in 1782 as the Badge of Military Merit — the first award available 

to the common Soldier. The award was renamed the Purple Heart Medal in 1932 by Gen. Douglas MacArthur. 

A movement to get cities and counties to get the Purple Heart designation took off in late 2011. There are 
hundreds of them all around the country. 

The Purple Heart designation is not related to the number of Purple Heart recipients in a particular city. It signals 
to all entering the city that Cornelius honors its veterans and supports veterans looking for employment or who 
live in or retire to Cornelius. 

Cornelius, Oregon – Blue Star Memorial… 

Blue Star Memorial Highways are highways in the United States that 
are marked to pay tribute to the U.S. armed forces. The National 
Council of State Garden Clubs, now known as National Garden Clubs, 
Inc., started the program in 1945 after World War II. The blue star 
was used on service flags to denote a service member fighting in the 
war. The program has since been expanded to include Memorial 
Markers and Memorial By-ways since 1994. These markers are used 
in National Cemeteries, parks, veterans facilities, and gardens. 

The City of Cornelius is honored to sponsor the Blue Star Memorial in 
cooperation with Pioneer District Garden Clubs, Inc. A formal program 
was held in Veterans Memorial Park on Memorial Day, 2017. 

Cornelius, Oregon – 2019 All-American City Winner… 

Cornelius was named as a winner of the All-America City Award in June 2019. This 
award is only given to 10 cities each year. The 2019 All-America City theme is 
“Creating Healthy Communities Through Inclusive City Engagement”. Cornelius was 
praised especially for responding to its changing demographics by bringing 
residents together. 

Since 1949, the National Civic League has recognized and celebrated the best in 
American civic innovation with the prestigious All-America City Award. The Award, 
bestowed yearly on 10 communities (more than 500 in all) recognizes the work of 
communities in using inclusive civic engagement to address critical issues and create 
stronger connections among residents, businesses and nonprofit and government 
leaders. 
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THE BUDGET PROCESS 
A budget as defined by Oregon State Law (Oregon Revised Statutes (ORS), Chapter 294), is a financial plan 
containing estimates of revenues and expenditures for a given period or purpose, such as the fiscal year. The 
City is required to budget all funds and for each fund to have a balanced budget. The state of Oregon defines 
balanced budgets as one in which total resources, including beginning resources, current resources and debt 
proceeds, equal total requirements, including current year expenditures, capital outlay, transfers, debt service 
and any other requirements such as debt service reserves. 

As a rule, local governments in Oregon operate on a fiscal year that begins on July 1 and ends the following 
June 30. Cornelius’ budget operates on this schedule. Budgeting is critical to cities because it requires local 
governments to evaluate plans and establish priorities in relation to available financial resources. Also under 
ORS, a legally adopted budget is necessary to establish and justify a given rate and or amount of property 
taxes to be levied on the property within the city. 

The City of Cornelius’ budget will accomplish each of the four major purposes of Oregon Local Budget Law 
(ORS 294.305 – 294.555 and 294.565) including: 

 Establish standard financial procedures 

 Outline programs and services in conjunction with the fiscal policy and implement those policies 

 Provide methods of estimating revenue, expenditures, and proposed tax levies 

 Encourage public involvement in the budgeting process before budget adoption 

Cornelius prepares and adopts its annual budget in accordance with the City Charter, Oregon Law and the 
Government Finance Officers Association budget guidelines. 

Before the budget can accomplish these goals a schedule for preparation is developed.  This schedule is called 
the budget calendar. 

2024-2025 BUDGET CALENDAR 
December 4 City Council approves budget calendar and appoints a Budget Officer 

Feb 1-Feb 29  Finance Department reviews budget and meets with department managers 

Mar 1-Mar 31  Finance Department prepares proposed City of Cornelius budget 

April 4    Publish 1st notice of Budget Committee Meeting 

April 11  Publish 2nd notice of Budget Committee Meeting 

April 24  City Manager releases Proposed budget 

April 24 & May 1 Budget Committee meetings, Budget Hearing and Budget Committee approval 

May 2-31  Publish notice of Public Hearing 

No later than June 30 City Council adopts FY 2024-2025 Budget 

No later than July 15 Submit Notice of Levy and Adopted Resolutions to County Assessor 
   Submit Complete Budget document to County Clerk 
   Submit final Financial Summaries to Washington County 
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From December to March, meetings are held with department heads, the Mayor, and City Council to set goals 
and priorities for the upcoming year.  By mid-April, a preliminary budget is prepared and presented to the 
Budget Committee, which, by law, comprises of the Mayor, City Councilors, and five citizen members. A summary 
of the recommended budget is published in the local newspaper and posted on the City website. The City 
Council holds a public hearing prior to July 1, which may result in further changes. If a change will increase 
property taxes or increase expenditures within a fund by more than ten percent or $5,000, whichever is greater, 
the budget must be referred back to the Budget Committee. The City Council adopts the budget and levies 
taxes prior to June 30 each year. The adopted budget is filed with the county clerk and State of Oregon, and 
the Property Tax Levy is certified to the County Assessor by July 15 each year. 

The Budget Amendment Process 

Oregon Budget Law allows for amendments to the City budget for reasons unforeseen at the time of adoption. 
The City Council may adopt resolution changes that decrease one existing appropriation and increase another. 
Certain changes of ten percent or more to any fund require a supplemental budget.  All changes over ten 
percent to any fund require a supplemental budget process similar to the annual budget requiring a public 
hearing. Further detail may be found in ORS Chapter 294. 

The Budget Committee 

The Budget Committee is composed of the Mayor, City Councilors, and five citizen members appointed by the 
governing board. 

The appointed members: 

 Must live in the City of Cornelius, 

 Must be a registered voter, 

 Cannot be officers, agents, or employees of the local government, 

 Serve three-year terms that are staggered so that approximately one-third of the terms end 
each year, and 

 Can be spouses of officers, agents, or employees of the Municipality. 

 

25



INTRODUCTION                              Budget Process       

 

 

  

5-30 days 

5-30 days; two 
notices required 
if published in 

newspaper 

Appoint 
Budget 
Officer 

Budget 
Committee 

Meets 

Prepare 
Proposed 
Budget 

Approve 
Proposed 

Budget and 
tax levy 

Adopt Budget & 
Make 

appropriations 

Submit levy & 
appropriation 

resolution 

Hold 
Budget 
Hearing 

Publish 
Notice & 
Summary 

If notice posted, 
publish second 

notice 5-30 days 
prior 

Additional 
Budget 

Committee 
Meetings 

By June 30 By July 15 

Oregon’s Local Budget Law is governed by Chapter 294 of the Oregon 
Revised Statutes (ORS 294). This law does two important things: (1) 
establishes the standard procedures for preparing, presenting and 
administering the budget, and (2) requires citizen involvement in the same. 
The above flowchart depicts this process. 

Determine 
tax levy 

THE BUDGET PROCESS SCHEMATIC 
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THE BUDGET BASIS 
The budget is prepared using the modified accrual method of accounting. This means that obligations of the 
City are budgeted as expenses when the related goods or services are available for use rather than when 
invoices are paid. The City of Cornelius manages its finances according to generally accepted accounting 
principles (GAAP). During the year, expenditures and revenues are closely monitored to ensure compliance with 
the adopted budget and state law. Monthly budget comparisons are distributed to management. Quarterly 
financial reports, prepared on the budgetary basis of accounting, are distributed to the City Council, and the 
general public.  

Annually, an audit is performed and filed with the State of Oregon by an independent certified public 
accountant. The City of Cornelius publishes an annual financial report that documents the City’s budgetary 
performance and the financial health of the City. This report compares budgeted to actual revenues and 
expenditures, thus documenting the City’s budgetary compliance. 

The government-wide financial statements and the proprietary funds financial statements are reported using 
the economic resources measurement focus and the full accrual basis of accounting as is the fiduciary fund 
financial statements.  Revenues are recorded when earned and expenses are recorded when a liability is 
incurred, regardless of the timing related to cash flows.  Grants and similar items are recognized as revenue as 
soon as all eligibility requirements imposed by the provider have been met. 

Governmental fund financial statements are reported using the current financial resources measurement focus 
and the modified accrual basis of accounting.  Revenues are recognized as soon as they are both measureable 
and available.  Revenues are considered to be available when they are collectible within the current period or 
soon thereafter to pay liabilities of the current period.  For this purpose the city considers revenues to be 
available if they are collected within 60 days of the end of the current fiscal period.  Expenditures are generally 
recorded when a liability is incurred, under accrual accounting. However, long-term compensated absences are 
recorded only when payment is due. 

Principal and interest on long-term debt are recorded as fund liabilities only when due, or when amounts have 
been accumulated in the debt service fund for payments to be made early in the following year. 

 

Unappropriated 
Ending Balance 

Fund 
Resources 

Appropriations 
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The Budget Document 

A budget as defined by Oregon State law is a “financial plan containing estimates of revenues and 
expenditures for a single fiscal year.”  Local governments have the option of budgeting on a 24-month biennial 
budget period, or by fiscal year. 

The City of Cornelius operates on a fiscal year beginning on July 1 and ending the following June 30.  Budgeting 
requires local governments to evaluate plans and priorities in light of the fiscal resources available to meet 
those needs. 

The budget document describes how the City of Cornelius’ government plans to meet the needs of the community 
and is a resource for citizens interested in learning more about the operations of their city government. 

Fund Accounting 

For accounting purposes, a local government is not treated as a single, integral entity. Rather, a local government 
is viewed instead as a collection of smaller, separate entities known as “funds”. Fund accounting is different 
from multi-company commercial accounting. Fund accounting encompasses most aspects of commercial 
accounting. However, it goes beyond the requirements of a commercial system both in form and function. 

A fund is a fiscal and accounting entity with self-balancing accounts to record cash and other financial resources, 
related liabilities, balances and changes, all segregated for specific activities and objectives.  

Major Funds represent the significant activities of the City of Cornelius and basically include any fund whose 
assets, liabilities, revenues, or expenditures/expenses of that individual governmental or enterprise fund are at 
least 10 percent of the corresponding total (assets, liabilities, and so forth) for all funds of that category or 
type (that is, total governmental or total enterprise funds), and total assets, liabilities, revenues, or 
expenditures/expenses of the individual governmental fund or enterprise fund are at least 5 percent of the 
corresponding total for all governmental and enterprise funds combined. All other funds are non-major funds. 

Governmental Funds are supported by tax revenues, user fees, franchise fees, intergovernmental payments 
and other revenues. The accounting for a governmental-type activity focuses on available resources and the 
near-term demands upon them. 

General Fund #1 (Major Fund): This fund accounts for the general services provided by the City and Council. 
Revenue is primarily generated through property taxes, state shared revenues, franchise fees, fines, fees and 
permits and grants.  

The General Fund includes the following departments:  

 

Fire 

 Police/Municipal Court 

 Engineering 

 Parks 

  

Community Development 

 City Council 

 Other/Non-departmental/ Debt 

 Library
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The City has one additional fund considered to be general in nature. These funds are supported by transfers 
from other City funds and external donations and include the following: 

Internal Service Fund #2 (Non-Major Fund): Internal Service Fund is used to account for the financing of goods 
and services provided by one department or agency to other departments or agencies of the City, on a cost-
reimbursement basis.   

Administrative and occupancy costs for city hall  and other facilities are paid through charges allocated to the 
Internal Services Fund for the following services based upon the cost to the department for using these services; 
administrative and financial services, risk management, utilities, computer and phone services, and building 
usage. The costs of these services are at full cost, including replacement cost of equipment, thereby providing 
more accurate costs of providing services. These appear as “allocated” costs in the respective funds. The basis 
for allocation is determined on a number of factors depending upon the individual charge to be allocated.  
Some of the factors used are amount of department budget, number of staff, and time spent. 

Activity for the administration, human resources, financial services and information technology are accounted 
for in this fund. Revenues are generated through user charges for the cost of providing the services. Expenditures 
are for personnel services, material and services, and transfers. 

The Internal Service Fund includes the following departments: 

 Administration 

 Support Services-Public Works 

 Information Technology 

 Facilities 

Bancroft Fund #10 (Non-Major Fund): This fund accounted for the debt service associated with special 
assessment debt with governmental commitment incurred to fund local improvement district projects. The 
principal source of revenue was payments from the property owners on bonded and any un-bonded 
assessments. Expenditures were for debt service requirements. 

Transportation Funds are supported by state, county and local gas tax revenues, traffic impact fees, contract 
payments, miscellaneous other revenues and include the following: 

Street and Pathways Fund #7(Major Fund): The Street and Pathways Fund provide the accounting for Streets 
and Pathways programs. The Streets and Pathways program includes repair, construction and maintenance of 
streets and pathways. A number of public works staff are funded in the Streets and Pathways Fund but some 
of their services are used for and paid by the general fund and the various enterprise funds. Funding sources 
include state highway gas tax, county gas tax, city gas tax, contributions and sharing. Heavy equipment, vehicles 
and maintenance, project oversight and administration and support services costs, are accounted for through 
allocated charges to the Internal Service Fund and/or the General Funds for the estimated costs of the provision 
of these services. 

Traffic Development Fund #17 (Non-Major Fund):  Revenue is generated through the Transportation 
Development Tax (TDT) and grants. Funds for capital equipment and projects are transferred to the Street fund. 

Enterprise Funds are supported by revenues from user charges and include the following: 

Surface Water Management Fund #4 (Major Fund): This fund accounts for the operation of the City's stormwater 
utility. The principal sources of revenue are user fees and system development charges. Expenditures are for 
operation, administration, maintenance, system betterments and expansion of the system. 
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Water Fund #5 (Major Fund): This fund accounts for the operation of the City's water utility. The principal 
sources of revenue are user fees and system development charges. Expenditures are for the operation, 
administration, maintenance, system betterments and expansion of the system. 

Sanitary Sewer Fund #6 (Major Fund): This fund accounts for the operation of the City's sewage utility. The 
principal sources of revenue are user fees and system development charges. Expenditures are for operation, 
administration, maintenance, system betterments and expansion of the system. 

Fixed Asset Water Fund #13 (Non-Major Fund): This fund accounts for the receipt and expenditures of water 
System Development Charges (SDC’s) improvement fees. SDC’s are charged to builders to provide a source of 
income to pay for the expansion of the City’s water system. 

Fixed Asset Sanitary Sewer Fund #14 (Non-Major Fund): This fund accounts for the receipt and expenditures 
of wastewater System Development Charges (SDC’s) improvement fees. SDC’s are charged to builders to 
provide a source of income to pay for the expansion of the City’s wastewater system. 

Fixed Asset Surface Water Management Fund #15 (Non-Major Fund): This fund accounts for the receipt and 
expenditures of surface water System Development Charges (SDC’s) improvement fees. SDC’s are charged to 
builders to provide a source of income to pay for the expansion of the City’s surface water system. 

Special Revenue Funds account for revenue derived from specific taxes or other earmarked revenue sources, 
which are legally restricted to expenditures for specified purposes. Funds in this category are: 

Parks SDC Fund #16 (Non-Major Fund): This fund accounts for the receipt and expenditures of Parks System 
Development Charges (SDC’s) improvement fees.  SDC’s are charged to builders to provide a source of income 
to pay for the expansion of the City’s parks system. 

Debt Service Funds are used to account for accumulation of resources and payment of principal and interest 
on long term debt of governmental funds. 

Bonded Debt Fund # 9 (Non-Major Fund): This fund is currently inactive. It accounts for the accumulation of 
resources for the payment of General Obligation debt (principal and interest) for the City of Cornelius.  
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CITY OF CORNELIUS FUND GUIDE 
General Fund (Major Fund) 

City Council 
Community Development 
Engineering 
Police  
Court 
Fire 
Library 
Parks  
Non Departmental 

Internal Services Fund (Non-Major Fund) 

Administration 
Support Services-Public Works 
Information Technology 
Facilities 
Non Departmental 

Surface Water Management (Major Fund) 

Water (Major Fund) 

Sanitary Sewer (Major Fund) 

Street and Pathways (Major Fund) 

Bonded Debt (Non-Major Fund) 

Bancroft (Non-Major Fund) 

Fixed Asset Water (Non-Major Fund) 

Fixed Asset Sanitary Sewer (Non-Major Fund) 

Fixed Asset Surface Water Management (Non-Major Fund) 

Parks SDC (Non-Major Fund) 

Traffic Development (Non-Major Fund) 
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Use of Funds by Department

Department or Division Fund
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City Council X X
Community Development X X
Engineering X X X X X X X
Police X X
Municipal Court X X
Fire X X
Library X X
Parks X X X
Administration X X X X
Support Services-PW X X X X X X
Information Technology X
Facilities X X
Surfacewater X X X
Water X X X
Sanitary Sewer X X X
Street X X X

32



 
 

Cornelius 

33



INTRODUCTION     Summary of Financial Management Policies 

COMPREHENSIVE FINANCIAL POLICIES 
The City of Cornelius Comprehensive Financial Policies provide a basic framework for the overall financial 
management of the city.  The policies represent a foundation to address changing circumstances and conditions, 
and assist in the decision-making process. The financial policies represent guidelines for evaluating both current 
activities and proposals for future programs. 

The fiscal policies reflect long-standing principles and practices, which have enabled the city to maintain 
financial stability.  It is intended the policies be reviewed periodically so the guidelines represent a realistic, 
current framework for public policy decisions. The mayor and city council formally adopted a comprehensive 
list of financial policies in 2007. These policies are currently being reviewed and updated. 

The policies in their entirety can be found in the Appendix. The following information provides a summary list 
of the current fiscal policies: 

Accounting Policies: These policies guide the maintenance of accounting records; require the performance of 
the annual external, independent audit and guide financial reporting requirements. 

Asset Management: These policies set the responsibility for control of assets, eligible investments and the 
objectives of asset management. 

Budget Policies: The budget policies state the City’s budgeting philosophy, sets the requirements for compliance 
with local budget law, and discusses the elements of the city budget. 

Capital Assets and Land Acquisition Policies:    This set of policies defines the Capital Improvement Program and 
discusses preparation and financing as well as monitoring of the capital budget.  These policies also set the 
scope of the approval process for land acquisitions. 

Debt Management Policies: The debt management policies outline the city’s uses for debt, financing 
alternatives, credit ratings and allowable debt limits. 

Revenue Management Policies: These policies set the general guidelines for revenue management including 
diversification of revenue sources, implementation of System Development Charges, User Fees, Utility Rates and 
other charges. 

SUMMARY OF FINANCIAL GOALS 
The city has developed a series of financial goals to support the financial planning process and to address the 
long term financial impacts of the current and proposed operating budgets, the capital budget, the investment 
policies and cash management policies, programs and assumptions.  The goals are to also provide ongoing 
financial stability of the city and to maximize the benefit to the public. 

The financial goals of the City include but are not limited to: 

1. Achieve a more stable financial basis.  The overall strategy is to achieve a diversified base of revenue
sources, equitably administered for the long-term stability of the City.  Among the objectives is to seek
voter approval of additional property tax levies for support of police, fire and other general services
of the City.  The utility rate and system development charge study sets the City’s utilities on a more firm
financial basis.

2. Increase the ratio of commercial/industrial assessed valuation relative to residential valuation.  Currently
residential taxpayers bear a disproportionate burden (74%) of the tax liability.  The average assessed
valuation per capita is the lowest in the Portland metropolitan area.
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3. To generate safety of investments.  Each investment transaction will be undertaken in a manner that 
seeks to ensure the preservation of capital and avoidance of losses through securities defaults, erosion 
of market value, or other risks.  

4. Maintain liquidity. The City’s Finance Department matches the City’s investment portfolio with its cash 
flow requirements. Due to the changing requirements of cash flow caused by factors not totally within 
the control of the City’s Investment Officer (Treasurer), the ability to convert security into cash must be 
considered. 

5. Attain maximum yield.  Investments of the city are acquired in a manner designed to attain the maximum 
rate of return through all budget and economic cycles, taking into account constraints on investment 
instruments, cash flow characteristics of transactions, and safety of principal. 

6. Report regularly.  On a monthly basis the Finance Department prepares a report for the City Manager 
listing the city’s investments as well as the performance of those investments (yields, gains, losses, etc.)  
On a quarterly basis the city’s investment performance is presented to the City Council by the Treasurer. 

7. Establish equitable rates and charges for service.  Utility rates and charges for service must be set as 
low as possible, yet sufficient to provide for the long term sustainability of the utility systems and city 
services. 

8. Maintain reserve levels. Cash reserves are a necessary and appropriate part of prudent utility 
management practices. The following are reserve level goals for the utility enterprise funds. 

a. Operating Reserve: Operating reserves are designed to provide a liquidity cushion to ensure 
that adequate cash working capital will be maintained to deal with significant cash balance 
fluctuations, such as seasonal billings and receipts, unanticipated cash operating expenses or 
lower than expected revenue collections. Target reserves are 60 days of operating expenses 
(16%) for the Water utility and 30 (8%) days of operating expenses for the wastewater and 
stormwater utilities. 

b. Capital Contingency Reserve:  Operating funds hold debt proceeds, revenue from rates, and 
any transfers from the SDC funds for projects. SDC funds hold System Development Charge 
Revenue. A capital contingency reserve is intended to provide a cushion against unanticipated 
capital projects and/or capital cost overruns. The goal is to maintain 1% to 2% of system fixed 
assets. 

c. Restricted Bond Reserve: When revenue bonds are issued bond writers require a utility establish 
as restricted cash reserve typically equal to one year’s debt service payment (principal and 
interest) for each bond issue.  The goal is to meet this requirement. Designation or improvement 
of a community’s bond rating reflects the overall health of the organization. 

9. Achieve A3 Bond Rating.  The bond rating performs the isolated function of credit risk evaluation. The 
bond rating is often the single most important factor affecting the interest cost on bonds. The factors considered 
when a bond rating is assigned are economy, debt structure, financial condition, demographic factors, and the 
management practices of the governing body and administration. The more credit worthy a city is, the lower 
the interest rate, and the greater the savings to the city.  The City does not have a current bond rating. 
Designation of a community’s bond rating reflects the overall financial health of the organization. The City 
intends to seek a bond rating when the next general obligation bond is issued, following voter approval. 

LONG TERM FINANCIAL PLAN 
The City of Cornelius has a Comprehensive Financial Plan that is in the process of being updated. While the 
overall framework and foundation is still relevant we plan to expand upon the budgeting policies to ensure that 
we are forecasting reasonably for the present and future budget years. We plan to closely review the inflation 
guidelines, effect of capital investments on operating budgets, fund balance and reserve policies, current and 
future debt obligations, and use of contingency. 
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A 20-year Capital Improvement Program(CIP) is updated annually and serves as a financial planning tool 
during the budget process. It identifies capital needs and provides a method for long-range planning 
considerations. 

To assess our long-term financial future the City of Cornelius plans to create 5-year revenue and expenditure 
projections for major funds. These funds will include the General Fund, Stormwater Fund, Water Fund, Sanitary 
Sewer Fund, and Street Fund.  
Revenues 
General Fund revenue consists mainly of property taxes, franchise fees, and other city fees. Some of these fees 
are set by law, or contract, and cannot be increased by the City. A General Services Fee was established years 
ago to help pay for city services. This fee is added to the monthly utility bills.  

The Stormwater, Water, and Sanitary Sewer Funds are primarily funded by utility rates and fees. A utility rate 
study is completed by an outside agency approximately every five years. Each utility also has a separate 
master plan. The rate study, master plans, and CIP are all helpful in projecting the need for increased fees to 
ensure current and future expenditures can be met. 

The primary revenue for the Street Fund is State, County, and City Fuel taxes. There was also an additional 
County vehicle registration tax that was implemented in FY2019. 
Expenditures 
Currently the City operates on a status quo budget from year to year. Staff must submit decision packages for 
any request to modify their budget for the following year, with the exception of items currently under contract, 
required by law or statute, or beyond our control (utility bills, etc.). The decision package request must state if 
the expense is one time, or ongoing, and must also include a recommended funding source. 

As we continue to see costs rise in Personnel, Materials & Services, and Capital Outlay we are closely reviewing 
all of our expenditures to see where we might be able to cut costs, or be more efficient, while still providing the 
level of service needed for our citizens. 

GENERAL FUND RESERVE POLICY 
The City of Cornelius will establish adequate reserves to provide a cushion against unforeseen events and 
economic downturns. Adequate reserves provide for stability in planning and service delivery and assist the 
City in maintaining a favorable bond rating.  

The Fund Balance goal for the General Fund is 15% of current budgeted operating revenues. For purposes of 
preparing the budget, the Fund Balance shall consist of the total of the Contingency account and 
Unappropriated Ending Fund Balance account.  

Contingency can be used with the City Council adoption of a transfer resolution to meet expenditure 
requirements resulting from events or service needs not anticipated during budget development. 

Unappropriated Ending Fund Balance can be accessed only as allowed by state law. 

If Fund Balance is utilized to balance a budget proposal, City Staff shall develop a plan to restore the Fund 
Balance back to the goal percentage of 15% within two fiscal years. The restoration plan will be part of the 
annual budget presentation and document until such time the goal percentage is restored. 

The restoration plan should give consideration to measures such as: 
• Reducing appropriated expenditures when feasible, while still maintaining City services. 
• Appropriating a minimum of 1% of operating revenues annually to the reserve. 
• Temporary reduction in assessments to other funds, to be redirected to rebuilding the reserves. 
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Assumptions: 

• 4% employee cost increase. 
• Moderate Growth in tax revenue and fees due to the ongoing construction. 
• Moderate increase in Materials & Services Expenses. 

Notes: 

• Staff will be reviewing the General Fund closely to see where expenses can be cut and revenues can be increased so 
that we can continue to maintain a higher level of Reserves. 
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Assumptions: 

• 4% employee cost increase. 
• Moderate increase in Materials & Services Expenses. 

Notes: 

• Some small Capital projects are scheduled to occur in FY2024, FY2025, and FY2026. 
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Assumptions: 

• 4% employee cost increase. 
• Moderate increase in Materials & Services Expenses. 

Notes: 

• Reserves slowly increase over the years in anticipation of the need to build a 2nd Reservoir. 
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Assumptions: 

• 4% employee cost increase. 
• Moderate increase in Materials & Services Expenses. 

Notes: 

• Staff anticipate annual increases of approximately 5-10% to the Sanitary Sewer utility fees over the next 5 years to 
help increase reserves and pay for capital needs. 

• Capital projects are scheduled for FY2024, FY2025 & FY2026. Staff will be reviewing the Sanitary Sewer Fund closely 
to see where expenses can be cut and revenues can be increased. 
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Assumptions: 

• 4% employee cost increase. 
• Moderate Growth in State, County, and City Fuel Tax Revenue & Vehicle Registration. 
• Moderate increase in Materials & Services Expenses. 

Notes: 

• Many Capital projects are scheduled to begin in FY2024, which will be funded partially with grants and TDT funds. 
• Capital projects are contingent on the city receiving sufficient funds from State, County, and City Fuel taxes, as well 

as the County Vehicle Registration tax. 
• Capital projects have been higher than anticipated requiring either a contribution from the TDT fund when 

applicable, or using reserves to complete the project. 
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REVENUE SOURCES 
Budget preparation begins with revenue projections.  Different forecasting techniques are used depending on 
the revenue sources unique characteristics. The following schedules show the City’s major funds individually and 
non-major funds in aggregate. For the purpose of this discussion any fund whose revenue or expenditures 
constitute more than 10 percent of the appropriated budget are considered a major fund. All other funds are 
non-major funds. A description of the City of Cornelius’ revenue sources and how the budget amounts were 
determined follows: 

Charges for Services (13%) The cost of providing services such as water, sanitary sewer, stormwater, street 
lighting and a portion of general services (police, fire, library and parks) are charged to the residents through 
utility rates.  Historical usage patterns, number of services and estimated growth applied to the utility rates 
determine the amount of revenue projected.  A utility rate study was completed in FY2019 to ensure rates will 
cover current and future operations and capital projects. This allows the city to “pay as we go” and save the 
rate payers money in the long run since less debt will be issued to fund projects.  

Transfers and Allocations (10%) Many of the city funds receive transfers from other funds for the purpose of 
capital contributions, debt payments and general operational funding with no expectation of repayment.  

Allocated charges represent cost recovery for materials and personnel services centrally used within the city. 
The amount charged to each department is determined on a cost reimbursement basis to the department 
providing the material or services. 

Property Taxes (7%) These taxes are approved by voters. As a result of Oregon voters approving ballot 
measures 47 and 50, in 1996 and 1997, respectively, the state now has a property tax rate system rather 
than a property tax base system. A permanent tax rate was determined for each taxing jurisdiction and then 
applied to a taxable assessed value that is limited to a 3% annual increase plus any exceptions allowed by 
state statute. Property taxes are deposited into the General fund.  Estimates for this revenue are generated by 
Washington County assessment and taxation and adjusted by the City for known or anticipated differences. 
The General Fund fixed tax rate is $3.9836/$1,000 assessed valuation.  In November 2023 a five-year local 
option levy was renewed for the Fire department at a rate of $1.461/$1,000 assessed valuation. 

Other Taxes (3%) Taxes, other than property taxes, are the base of this revenue source.  This includes excise 
taxes, state shared revenues such as the cigarette tax, marijuana tax, and the state and county gas taxes. 
Cornelius currently has four construction excise taxes; the Metro Excise tax, the Forest Grove School District 
excise tax, the Hillsboro School District excise tax, and the Cornelius Construction excise tax.  This revenue source 
is budgeted by estimating the amount of development and the potential valuation of each project. 

System Development Charges (17%) System Development Charges are a one-time fee imposed on new or 
some types of re-development at the time of development. The fee is intended to recover a fair share of the 
costs of existing and planned facilities that provide capacity to serve new growth. Charges in this revenue 
source include SDC’s for water, sanitary sewer, stormwater management, parks and traffic development fees. 
The amount of revenue to be generated by System Development Charges is calculated based on the amount 
of anticipated growth the city will experience in this budget cycle. 
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Intergovernmental Revenues (1%) This revenue source is comprised of revenue received from other 
governmental agencies, not inclusive of grants.  Grants are not included in this revenue category due to their 
transient nature and occasionally not coming from a government source.  They are reflected in the Other 
Revenues category below.  Intergovernmental revenues include funds from Washington County Cooperative 
Library Services, Cornelius Rural Fire Protection District. The amount to be budgeted is based on 
Intergovernmental agreements with the organizations.  

Licenses and Permits (4%) Fees for permits, inspections and business licenses make up this revenue source.  
Anticipated building activity and the most business license renewal rates are indicators for projecting this 
revenue. 

Franchise Fees (1%) Cornelius grants permission for the use of public rights of ways for the purpose of utilities.  
Private utilities operating in Cornelius must pay a franchise fee based on a franchise agreement between the 
utility and the City.  There is also a Fee In-Lieu of Franchise on City owned utilities. 

Fines and Forfeitures (<1%) This revenue is generated from traffic and municipal citations and library fines.  

Other Revenue Sources (2%) This revenue category is made up of miscellaneous revenue sources such as 
grants, interest earnings, donations and other miscellaneous revenue. The amount of revenue estimated to be 
received from these sources is based on anticipated interest earnings, projected grant receipts and estimated 
donation amounts. 

42% is Beginning Fund Balance also known as Net Working Capital. 
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General 
Fund

Surface Water 
Management

 Fund
Water
Fund

Sanitary 
Sewer Fund

Street 
Fund

Non-Major 
Funds

Total 
Funds

Beginning Fund Balance 5,174,221   1,945,827      4,295,509   2,120,789  1,347,831   17,326,038 32,210,215  
-             -               -             -            -             -            

Revenues: -             -               -             -            -             -            
Property Tax 5,315,000   -               -             -            -             -            5,315,000    
Other Taxes 486,800      -               -             -            1,536,000   -            2,022,800    
Licenses Fees and Permits 2,586,267   -               196,275      -            -             15,000       2,797,542    
Intergovernmental Revenues 947,557      -               -             -            -             12,759       960,316       
Charges for Services 848,000      1,324,860      3,360,000   4,082,400  -             -            9,615,260    
Fines And Forfeitures 37,000       -               -             -            -             -            37,000        
Franchise Fees 992,043      -               -             -            -             -            992,043       
System Development Charges -             -               2,059,349   251,750     -             10,326,270 12,637,369  
Transfers 1,938,824   65,557          817,499      141,924     2,213,450   2,705,512  7,882,766    
Other Financing Sources 451,317      40,000          80,000       40,000       331,560      317,000     1,259,877    
Total Revenue 18,777,029 3,376,244      10,808,632 6,636,863  5,428,841   30,702,579 75,730,188  

Expenditures:
Personnel Services 4,379,990   183,226        127,569      282,564     769,398      1,435,836  7,178,583    
Materials and Services 6,080,414   485,408        3,649,374   3,456,005  336,250      1,378,675  15,386,126  
Capital 1,732,500   88,500          2,472,498   323,500     2,877,700   65,000       7,559,698    
Transfers 954,419      610,701        1,036,815   562,992     529,840      4,187,999  7,882,766    
Debt 26,562       -               136,328      -            -             -            162,890       
Other -             -               -             -            -             -            -              
Total Expenditures 13,173,885 1,367,835      7,422,584   4,625,061  4,513,188   7,067,510  38,170,063  
Ending Fund Balance 5,603,144   2,008,409      3,386,048   2,011,802  915,653      23,635,069 37,560,125  
Unappropriated & Contingency
Ending Fund Balance 5,603,144   2,008,409      3,386,048   2,011,802  915,653      23,635,069 37,560,125  

Net Change in Fund Balance 428,923        62,582          (909,461)     (108,987)    (432,178)     6,309,031  5,349,910    
Percentage of Change 8% 3% -21% -5% -32% 36% 17%

City of Cornelius 2024-2025 
Summary of Major Revenues and Expenditures

All other Funds listed above:  Many funds have seen an increase in revenue due to anticipated construction or fee increases. 
There is also an increase in expenses related to capital projects, or an increase in fund balance due to capital projects being 
completed with funds being saved for future capital projects. 

Fund Balance is generally defined as the difference between the funds assets and liabilities. An adequate fund balance is 
necessary for numerous reasons, such as to have funds available for unexpected events, to maintain or enhance the city's 
financial position.

EXPLANATION OF CHANGES IN FUND BALANCES:
This year staff has chosen to hold more funds in contingency to allow the City greater financial flexibility which attributes to the 
reduction of fund balance in most funds.  Other contributing factors are noted below.
General Fund: Funding from ARPA were received and a portion is being carried over to FY2024 for future expenses and 
projects.
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2021-2022
Actual

2022-2023
Actual

2023-2024 
Budget

2024-2025 
Budget

Beginning Fund Balance 22,081,302  27,945,273      33,385,078      32,210,215      
-             

Revenues: -             
Property Tax 3,707,072    4,103,400        4,140,000        5,315,000        
Other Taxes 2,014,111    2,129,035        2,016,800        2,022,800        
Licenses and Permits 1,828,116    1,091,744        1,069,197        2,797,542        
Intergovernmental Revenues 784,710      806,219          929,051          960,316          
Charges for Services 8,104,644    8,879,187        9,016,526        9,615,260        
Fines And Forfeitures 66,939        43,862            37,000            37,000            
Franchise Fees 888,099      984,583          921,406          992,043          
System Development Charges 6,925,194    3,202,429        2,860,486        12,637,369      
Transfers and Allocations 3,169,692    3,695,568        12,492,779      7,882,766        
Other Financing Sources 1,841,946    2,613,981        2,143,418        1,259,877        
Total Revenue 51,411,825  55,495,281      69,011,741      75,730,188      

Expenditures:
Personnel Services 4,962,179    5,308,101        6,570,430        7,178,583        
Materials and Services 13,368,317  11,354,285      12,277,637      15,386,126      
Capital 1,483,430    1,589,359        14,904,700      7,559,698        
Transfers 3,169,692    3,695,570        12,492,779      7,882,766        
Debt 482,934      162,888          162,891          162,890          
Other -             -                 -                 -                 
Total Expenditures 23,466,552  22,110,203      46,408,437      38,170,063      

Ending Fund Balance 27,945,273  33,385,078      22,603,304      37,560,125      

City Wide Financing Sources Summary (All Funds)
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2021-2022
Actual

2022-2023
Actual

2023-2024 
Budget

2024-2025 
Budget Variance

Explanation
 of Variance

Beginning Fund Balance 3,024,586   4,376,519   6,629,453   5,174,221   (1,455,232)  
-             

Revenues: -             
Property Tax 3,707,072   4,103,400   4,140,000   5,315,000   1,175,000   1
Other Taxes 487,538      529,628      480,800      486,800      6,000         
Licenses Fees and Permits 1,489,115   797,688      592,827      2,586,267   1,993,440   2
Intergovernmental Revenues 753,682      781,799      903,168      947,557      44,389        
Charges for Services 730,489      772,542      786,000      848,000      62,000        
Fines And Forfeitures 66,939       43,862       37,000        37,000        -             
Franchise Fees 888,099      984,583      921,406      992,043      70,637        
System Development Charges -             -             -             
Transfers and Allocations 404,393      831,243      1,957,440   1,938,824   (18,616)       3
Other Financing Sources 1,580,245   1,813,289   456,458      451,317      (5,141)        4
Total Revenue 13,132,158 15,034,553 16,904,552 18,777,029 1,872,477   

Expenditures:
Personnel Services 2,837,218   3,106,601   3,885,189   4,379,990   494,801      5
Materials and Services 4,987,636   4,001,580   5,051,209   6,080,414   1,029,205   2
Capital 33,625       536,158      2,894,900   1,732,500   (1,162,400)  3
Transfers 846,089      734,200      1,048,081   954,419      (93,662)       6
Debt 51,071       26,561       26,562        26,562        -             
Other
Total Expenditures 8,755,639   8,405,100   12,905,941 13,173,885 267,944      

Ending Fund Balance 4,376,519   6,629,453   3,998,611   5,603,144   1,604,533   

Explanations of Variances:

4. Revenue received from Federal CARES Act and ARPA during FY2022 & FY2023.
5. Three new FTE were added within the General Fund & COLAs have increased annually.
6. Increase in Transfers out is related to General Fund contribution to Internal Services Fund.

1. New construction in prior years has caused property tax revenue to increase.

3. Capital projects are planned and partially funded by other funds.

General Fund Financing Sources Summary

2. New construction is anticipated which will also cause an increase in permit fees and pass through expenses.
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2021-2022
Actual

2022-2023
Actual

2023-2024 
Budget

2024-2025 
Budget

Explanation 
of Variance

Beginning Fund Balance 1,226,610  1,603,860  1,949,391  1,945,827  

Revenues:
Property Tax
Other Taxes
Licenses Fees and Permits
Intergovernmental Revenues
Charges for Services 1,207,726  1,241,068  1,268,126  1,324,860  
Fines And Forfeitures
Franchise Fees
System Development Charges
Transfers and Allocations 99,709      80,650      69,614      65,557      
Other Financing Sources 8,128        52,021      15,000      40,000      
Total Revenue 2,542,173  2,977,599  3,302,131  3,376,244  

Expenditures:
Personnel Services 123,333     151,400     199,456     183,226     1
Materials and Services 340,965     349,930     460,637     485,408     
Capital 109           10,686      387,400     88,500      2
Transfers 473,906     516,192     593,754     610,701     
Debt -            
Other (rounding)
Total Expenditures 938,313     1,028,208  1,641,247  1,367,835  

Ending Fund Balance 1,603,860  1,949,391  1,660,884  2,008,409  

Explanations of Variances:
1. During FY2022 there was a vacancy.
2. During FY2022 a small expense was made for a prior year capital project.

Stormwater Fund Financing Sources Summary
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2021-2022
Actual

2022-2023
Actual

2023-2024 
Budget

2024-2025 
Budget

Explanation of 
Variance

Beginning Fund Balance 2,810,609   2,871,858   3,798,374   4,295,509   

Revenues:
Property Tax
Other Taxes
Licenses Fees and Permits 325,006      282,266      461,370      196,275      
Intergovernmental Revenues
Charges for Services 2,914,841   3,280,174   3,360,000   3,360,000   
Fines And Forfeitures
Franchise Fees
System Development Charges 1,582,377   586,844      269,054      2,059,349   1
Transfers and Allocations 104,155      128,912      1,012,500   817,499      2
Other Financing Sources 18,351       100,558      30,000       80,000       
Total Revenue 7,755,339   7,250,612   8,931,298   10,808,632 

Expenditures:
Personnel Services 110,780      108,300      120,909      127,569      
Materials and Services 3,035,887   2,122,236   1,894,129   3,649,374   1
Capital 820,957      269,100      2,087,400   2,472,498   2
Transfers 779,530      816,275      899,348      1,036,815   
Debt 136,327      136,327      136,329      136,328      
Other
Total Expenditures 4,883,481   3,452,238   5,138,115   7,422,584   

Ending Fund Balance 2,871,858   3,798,374   3,793,183   3,386,048   

Explanations of Variances:
1. Construction has slowed, causing a decrease in permit fees 
- SDCs are forwarded to the City of Hillsboro.
2. Transfer from Fixed Asset fund for Capital projects.

Water Fund Financing Sources Summary
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2021-2022
Actual

2022-2023
Actual

2023-2024 
Budget

2024-2025 
Budget

Explanation of 
Variance

Beginning Fund Balance 1,299,367  1,527,041  1,902,481  2,120,789  

Revenues:
Property Tax
Other Taxes
Licenses Fees and Permits
Intergovernmental Revenues -            -            -            -            
Charges for Services 3,251,588  3,585,403  3,602,400  4,082,400  
Fines And Forfeitures
Franchise Fees
System Development Charges 1,460,315  1,073,651  251,750     251,750     1
Transfers and Allocations 52,891      55,308      67,870      141,924     2
Other Financing Sources 8,676        48,427      15,000      40,000      
Total Revenue 6,072,837  6,289,830  5,839,501  6,636,863  

Expenditures:
Personnel Services 199,260     236,144     265,558     282,564     
Materials and Services 3,876,539  3,622,919  3,422,455  3,456,005  1
Capital -            26,061      452,400     323,500     2
Transfers 469,998     502,225     563,231     562,992     
Debt -            
Other
Total Expenditures 4,545,797  4,387,349  4,703,644  4,625,061  

Ending Fund Balance 1,527,040  1,902,481  1,135,857  2,011,802  

Explanations of Variances:

2. Transfer from Sewer Fixed Asset account to help pay for capital projects.

Sanitary Sewer Financing Sources Summary

1. Construction has slowed, causing a decrease in permit fees 
- a portion of SDCs are forwarded to the Clean Water Services
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2021-2022
Actual

2022-2023
Actual

2023-2024 
Budget

2024-2025 
Budget

Explanation of 
Variance

Beginning Fund Balance 1,462,074  1,834,779     2,203,065     1,347,831     

Revenues:
Property Tax
Other Taxes 1,526,573  1,599,407     1,536,000     1,536,000     
Licenses Fees and Permits
Intergovernmental Revenues
Charges for Services
Fines And Forfeitures
Franchise Fees
System Development Charges
Transfers and Allocations 529,645     553,428       6,832,075     2,213,450     2
Other Financing Sources 14,125      88,910         1,467,560     331,560       1
Total Revenue 3,532,417  4,076,524     12,038,700   5,428,841     

Expenditures:
Personnel Services 623,473     603,599       752,965       769,398       
Materials and Services 225,430     218,009       295,700       336,250       
Capital 525,354     700,070       8,728,600     2,877,700     1, 2
Transfers 312,583     351,781       400,365       529,840       
Debt 10,797      -              -              -              3
Other
Total Expenditures 1,697,637  1,873,459     10,177,630   4,513,188     

Ending Fund Balance 1,834,780  2,203,065     1,861,070     915,653       

Explanations of Variances:

3. Debt is paid in full.

1. Capital construction projects budgeted through CDBG grants.
2. Capital construction projects budgeted through TDT Fund transfer.

Street and Pathway Financing Sources Summary
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2021-2022
Actual

2022-2023
Actual

2023-2024 
Budget

2024-2025 
Budget

Explanation of 
Variance

Beginning Fund Balance 12,258,056  15,731,216  16,902,314  17,326,038  
-              

Revenues: -              
Property Tax -              -              -              -              
Other Taxes -              -              -              -              
Licenses Fees and Permits 13,995         11,790         15,000         15,000         
Intergovernmental Revenues 31,028         24,420         25,883         12,759         
Charges for Services -              -              -              -              
Fines And Forfeitures -              -              -              -              
Franchise Fees -              -              -              -              
System Development Charges 3,882,502    1,541,934    2,339,682    10,326,270  1
Transfers and Allocations 1,978,899    2,046,027    2,553,280    2,705,512    
Other Financing Sources 212,421       510,776       159,400       317,000       2
Total Revenue 18,376,901  19,866,163  21,995,559  30,702,579  

Expenditures:
Personnel Services 1,068,115    1,102,057    1,346,353    1,435,836    
Materials and Services 901,860       1,039,611    1,153,507    1,378,675    
Capital 103,385       47,284         354,000       65,000         2
Transfers 287,586       774,897       8,988,000    4,187,999    3
Debt 284,739       -              -              -              4
Other -              -              -              -              
Total Expenditures 2,645,685    2,963,849    11,841,860  7,067,510    

Ending Fund Balance 15,731,216  16,902,314  10,153,699  23,635,069  

*This summary includes the following non-major funds:
Internal Services Fund
Bancroft Fund
Fixed Asset Water Fund
Fixed Asset Sewer Fund
Fixed Asset Storm Fund
Parks System Development Charge Fund
Traffic Development Fund

Non Major Funds tend to change from year to year based on expenditures.
Explanations of Variances:
1. New construction is anticipated.
2. Capital projects budgeted in the Internal Service fund.
3. Transfers from TDT/SDC funds to provide funding for Capital projects.
4. Debt is paid in full.

Other Non Major Funds Financing Sources Summary*
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INTRODUCTION   Property Tax Summary 

PROPERTY TAX SUMMARY 

2022-2023 
Actual 

2023-2024 
Budget 

2024-2025 
Approved 

2024-2025 
Adopted 

Assessed Valuation $957,093,889 $1,003,693,950 $1,033,804,768 

Permanent Tax Rate Per 
$1,000 AV 

$3.9836 $3.9836 $3.9836 

General Fund Tax $3,661,762 $3,690,000 $3,890,000     

General Fund- 
Fire Levy per $1,000 AV 
(Vote renewed May 2019) 

$0.4870 $0.4870 $1.4610 

General Fund Levy $441,638 $450,000 $1,425,000 

General Fund Tax Budget* $4,103,400 $4,140,000 $5,315,000 

Bonded Debt* (Property 
Tax outside of Permanent 
Tax Rate) 

0 0 0 

Estimated Tax Rate per 
$1,000 AV – Debt  

0 0 0 

Measure 47/50 established a Permanent Tax Rate of $3.9836 per thousand for the General Fund. 

Cornelius passed a new Levy in November 2023 which established a new Levy rate effective in 2024. 

*Includes 3% Uncollectibles and Compression estimates
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INTRODUCTION  Capital 

CAPITAL 
Capital Expenditures include all anticipated expenditures for individual items with a cost greater than $5,000 
and a useful life expectation of one year or more.  Purchases that do not fit this description are not considered 
Capital Outlay items. 

 The Capital Improvement Program (CIP) consists of a list of future facilities and infrastructure construction
projects, major repair or facilities maintenance projects. For more details please refer to the CIP section
of this document.

 Facilities include any structures or properties owned by the city, the land upon which the facility is
situated for the provision of city services, and the initial furniture, fixtures, equipment and apparatus
necessary to put the facility in service. Facilities include, but are not limited to the following:
administrative offices, parks, service centers, and storage yards, recreation centers, libraries and water
and sewer related structures.

 Infrastructure includes permanently installed facilities, generally placed underground or at-grade, which
form the basis for provision of city services. Typically included are thoroughfares, bike paths, sidewalks,
bridges, water and sewer lines, and storm lines.

 Equipment used in performing city business.  This includes, but is not limited to police cars, fire trucks,
street sweepers, sewer vacuum trucks and vehicles for administrative use.

Capital Improvement Program (CIP) 

The City of Cornelius Capital Improvement Program is intended to serve as a financial planning tool that can 
assist in the annual budgeting process. It identifies capital needs and provides a method for long-range financial 
planning considerations; such as potential need for future borrowing and specialized revenue streams. 

The CIP Process 

City staff revises the 20-year CIP on an annual basis before the budgeting process begins. The draft CIP is 
reviewed by City staff and then presented to the City Council. The projects listed for FY2024-2025 are 
anticipated to occur in the upcoming fiscal year. During the budget process some projects may be modified or 
delayed depending on available funding sources and other needs of the City. 

Current Year Capital Expenditures 

This year $7,559,698 in capital expenditures is budgeted. This equates to 20% of the overall budget, excluding 
the fund balances. The details of each individual projects can be found in the Capital Improvement Program 
section of this budget document. 

Funding Overview 

During the CIP process staff must identify funding sources for each project. Some projects are funded through 
prior year savings, while others are funded by grants, system development charges, utility rates, and loans. 
Funding for the current budget year has been identified as follows: 

$    150,000 American Rescue Plan Act Funded (ARPA) 
$  1,808,000 Transportation Development Tax Funded 
$     300,000 Community Development Block Grant Funded (CDBG) 
$     879,999 System Development Fee Funded 
$   4,421,699 Prior Year Savings, Fuel Taxes, Utility Rates and Other Fees 
$    7,559,698 
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INTRODUCTION                                        Capital 

Fund(s) Description Cost 

General Fund – Community Development Plotter Printer $12,000 

General Fund – Fire  Technology Upgrades $30,000 

General Fund – Fire Cardiac Monitors (yr 4/10) $14,000 

General Fund – Parks, Surface Water Management, 
Water, Sanitary Sewer, Street 

Covered Storage Bins* $25,000 

General Fund – Parks Parks Fencing $12,000 

General Fund – Parks Harleman Park Irrigation System $9,500 

General Fund – Parks Laurel Woods Trail $1,500,000 

General Fund – ARPA Building Improvements & Capital Equipment $150,000 

Internal Service Fund – Facilities HVAC upgrades $15,000 

Internal Service Fund – Facilities Replace Facility Pickup  $50,000 

Surface Water Management Phase 5 Storm Sewer Upgrades $50,000 

Surface Water Management, Water, Sanitary Sewer 
& Street & Pathway Fund Replace (2) F250 Pickups* $110,000 

Surface Water Management & Sanitary Sewer Replace Old Mower* $12,000 

Water Fund Booster Station Upgrades $1,604,998 

Water Fund S 29th Ave Water Main $15,000 

Water Fund Phase 5 Water Main Upgrades $450,000 

Water Fund Phase 6 Water Main Upgrades $50,000 

Water Fund Replace 1994 Backhoe $190,000 

Water & Sanitary Sewer Fund Replace 12yd Dump Truck* $260,000 

Sanitary Sewer Fund Point Repair $30,000 

Sanitary Sewer Fund Fawn Street Sanitary Sewer Replacement $125,000 

Street & Pathway Fund Street Overlays & Slurry Sealing $707,200 

Street & Pathway Fund South 29th Blvd (Phase 1) $50,000 

Street & Pathway Fund Sidewalk Repair/Replacement & 
Pedestrian Improvements 

$688,000 

Street & Pathway Fund North 19th/Davis Mini Roundabout $1,400,000 

 TOTAL CAPITAL PROJECTS $7,559,698 

*Some capital projects/purchases are paid for using multiple funds. 

For more details regarding Capital please refer to the CIP section of this document. 
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INTRODUCTION                                             Debt 

DEBT MANAGEMENT POLICIES 
(Excerpt from Comprehensive Financial Policies) 

Uses of Debt 

Debt shall not be used for operating purposes. No debt shall be in existence for longer than the useful life of 
the capital investment for which the debt was incurred. 

Financing Alternatives 

The city will examine financial alternatives to long-term debt. These alternatives will include pay-as-you-go, 
joint financing, reserve funds, lease-purchase, local improvement districts, special assessments, state and federal 
tax increment, borrowing from other funds, systems development charges and developer contributions. Before 
a decision is made, a cost benefit analysis will be performed for each alternative being considered with the 
goal of minimizing the cost of the financing to the city.  The financial analyses shall be reviewed by the City 
Manager prior to any final decision. 

Credit Ratings and Disclosure 

The city will adhere to recommended disclosure guidelines as endorsed by the Public Securities Association, the 
Government Finance Officer Association, the Municipal Securities Rulemaking Board and the Governmental 
Accounting Standards Board. The city will seek a current bond rating of A3 for general obligation bonds so that 
future borrowing costs are minimized and access to the credit market is preserved. The city will balance the 
goal of minimizing these costs with its stated policy of doing business with only stable, low risk, credit-worthy 
firms. 

Debt Margins 

The city shall ensure that its debt margins are within the 3 percent true cash value limitation as set forth in ORS 
287.004. 

Bond Issuance Advisory Fees and Costs 

The city shall be actively involved in the selection of all financial advisors, underwriters, paying agents and 
bond counsel. The city will evaluate the merits of rotating professional advisors and consultants and the various 
services and fee structures available from independent financial advisors, investment banking firms. 
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INTRODUCTION                                             Debt 

DEBT SERVICE OBLIGATIONS 
Legal Debt Margin for Cornelius:  State law limits municipal debt to no more than three percent of the real 
market value of all taxable property within its boundaries with a couple exceptions.  First, debt cash funds and 
sinking funds may be applied to reduce the level of principal outstanding.  Second, the limitation does not apply 
to water, sanitary sewer or surface water management or local improvement district debt.  

As of July 1, 2023 the Real Market Value is estimated to be $2,077,703,874.  The legal debt margin of 3% 
will be $62,331,116 and outstanding debt controlled by this limit is $0. 

True Cash Value  (1)    $   2,077,703,874   

    x    3%  
General Obligation Debt Limit  (2)            62,331,116   
      
Gross bonded debt subject to limitation                            -     

      
Legal debt margin available for future 
indebtedness   $        62,331,116   
      
Total net debt applicable to the limit as a 
percentage of debt limit  0.00%  
     

Total net debt 
applicable to the 

limit as a 
percentage of the 

debt limit 

     

Fiscal 
Year True Cash Value Debt Limit 

Total debt 
applicable 

to limit Legal Debt Margin 
2014          701,909,346        21,057,280                 -     $        21,057,280  0.00% 
2015          779,827,228        23,394,817                 -     $        23,394,817  0.00% 
2016          833,984,834        25,019,545                 -     $        25,019,545  0.00% 
2017          942,511,644        28,275,349                 -     $        28,275,349  0.00% 
2018       1,072,752,596        32,182,578                 -     $        32,182,578  0.00% 
2019       1,165,535,401        34,966,062                 -     $        34,966,062  0.00% 
2020       1,285,479,777        38,564,393                 -     $        38,564,393  0.00% 
2021       1,471,790,995        44,153,730                 -     $        44,153,730  0.00% 
2022       1,669,969,779       50,099,093                -  $        50,099,093 0.00% 
2023       2,077,703,874       62,331,116                -  $        62,331,116 0.00% 

      
Sources:      
(1) From Washington County Assessment and Taxation   
      
(2)  ORS  257.004 provides a debt limit of 3% of the true cash value of all taxable property within the 
City boundaries 
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OUTSTANDING DEBT 
The ratio of general bonded debt outstanding per capita is summarized below. All General Obligation Bonds 
were paid in full in FY2008. 

 

Fiscal  
Year 

General 
Obligation 

Bonds 

Less: 
Amounts 

Available in 
Debt Service 

Fund Total 

Percentage of 
Actual Taxable 

Value of 
Property 

Per 
Capita 

Population 
(1) 

Assessed 
Value  
(2) 

2014 - - - 0.00% 0 
          
12,161  

                   
578,082,948  

2015 - - - 0.00% 0 
          
12,161  

                   
597,357,812  

2016 - - - 0.00% 0 
          
12,161  

                   
617,762,104  

2017 - - - 0.00% 0 
          
12,161  647,131,221 

2018 - - - 0.00% 0 12,161 
 
673,635,095 

2019 - - - 0.00% 0 12,161 
 
689,688,734 

2020 - - - 0.00% 0 12,225 
 
734,795,821 

2021 - - - 0.00% 0 12,635 781,235,221 

2022 - - - 0.00% 0 13,498 861,128,597 

2023 - - - 0.00% 0 14,389 957,093,889 
        

        
        
Sources:        
(1)  United States Census 
(2) Washington County Assessment and Taxation  
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DEBT SERVICE CHANGES 
In FY 2015 the City started receiving revolving loan funds from Business Oregon, Infrastructure Finance Authority. 
These costs are associated with the Aquifer Storage and Recovery underground water project. The ASR project 
was completed in FY2019, with $750,000 being forgiven, and debt repayment beginning in FY2020. 

The Library project was completed in FY2019, which received loan proceeds to fill the funding gap. This loan 
was fully repaid in FY2020. 

 

 

RATIOS OF OUTSTANDING DEBT BY TYPE  

            
            

Debt type: 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 
Governmental 
Activities         

  

 

General 
Obligation 
Bonds 0 0 0 0 0 0 0 0 0 0 

 

Special 
Assessment 
Bonds 2,025,000 1,793,000 1,555,000 1,312,000 1,062,000 806,000 544,000 275,000 0 0 

 Capital Leases 0 312,939 286,125 266,534 246,449 225,857 204,745 183,100 160,909 138,158 

 Other Notes 0 0 0 0 0 633,896 418,896 0 0 0 
Business Type 
Activities         

  

 
Revenue Bonds 
Series 2000 0 0 0 0 0 0 0 0 0 0 

 Other Notes 34,613 678,549 1,153,818 1,824,369 2,753,957 2,028,208 2,028,208 1.952.727 1.874.981 1,794,902 

Totals         
  

 
Total Primary 
Government 2,059,613 2,784,488 2,994,943 3,402,903 4,062,406 3,693,961 3,195,849 2,410,827 2,035,890 1,933,060 

 Per Capita 169 229 246 280 334 304 261 191 151 134 

 Population 12,161 12,161 12,161 12,161 12,161 12,161 12,225 12,635 13,498 14,389 
 

 

 

 

 

 

59



INTRODUCTION                                             Debt 

DEBT SUMMARY MAJOR FUNDS  

 
2021-2022  

 Actual 
2022-2023  

 Actual 
2023-2024  

Budget 
2024-2025 

Budget 
Future 

Fiscal Years 

General Fund       
Purchase of a Fire Engine - Matures 1/1/2029 
Repayment of East Baseline Debt to the Bancoft fund – Matured 1/15/2022 
Principal 45,761              22,751              23,325              23,914  90,905 
Interest 5,311                3,811                3,237               2,648 4,428 
Total Debt            51,072             26,562  26,562               26,562               95,333 
      
Water Fund      
Aquifer Storage and Recovery Loan – Matures 12/1/2038 
Principal 77,746 80,079 82,481 84,955 1,627,466 
Interest 58,582 56,250 53,848 51,373 413,471 
Total Debt 136,328 136,329 136,329 136,328 2,040,937 
      
Street and Pathway Fund  
Repayment of East Baseline Debt to the Bancoft fund – Matured 1/15/2022 
Principal             10,384                0                0               0  0 

Interest 414 0 0 0 0 
Total Debt 10,798 0 0 0 0 
      
 Total Major Fund 
Debt   $     198,198   $          162,891  $          162,891   $        162,890  

 
$ 2,136,270 

 

DEBT SUMMARY NON-MAJOR FUNDS  

Non-Major Funds Debt Summary*  
Repayment of East Baseline Bond – Matured 3/15/2022 
Repayment of East Baseline Debt from Fixed Asset Storm Fund to the Bancoft fund – Matured 1/15/2022 

 
2021-2022  

 Actual 
2022-2023  

 Actual 
2023-2024  

Budget 
2024-2025 

Budget 
Future 

Fiscal Years 

Principal 277,596 0 0 0 0 
Interest 7,144 0 0 0 0 
Total Non-Major Fund  
Debt 284,740             0              0             0  

 
0 

      
*Non Major Funds are those funds whose revenues or expenditures do not equal 10% of the budgets revenues or 
expenditures. The following are non-major funds: 
Internal Services Fund 
Bancroft Fund 
Fixed Asset Water Fund 
Fixed Asset Sewer Fund 
Fixed Asset Storm Fund 
Parks System Development Charge Fund 
Traffic Development Fund 
TOTAL CITY 
WIDE DEBT  $  482,938   $   162,891   $    162,891  $ 162,890 

 
$2,136,270 
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INTRODUCTION                                                  Personnel 

CHANGES IN CITY PERSONNEL LEVELS 

 

Full Time Equivalents
2022-2023  
Employees

2023-2024
Employees

2024-2025
Approved

Employees

Range ($'s)
Min-Max

(monthly)*

City Manager (annual)  1 1 1 161,208
City Engineer                      0.75 0.75 0.75 9,761 - 12,145
City Recorder-Treasurer        1 1 0 8,876  - 11,040
City Recorder n/a n/a 1 6,157 - 7,659
Community Development Director 1 1 1 9,761 - 12,145
Finance Director 1 1 n/a 9,761 - 12,145
Assistant City Manager n/a n/a 1 11,227 - 13 965
Librarian 2.75 2.75 3 7,049  -  8,767
Library Access Services Manager n/a n/a 1 6,588  - 8,194
Library Director                1 1 1 9,761 - 12,145
Public Works Director (annual) 1 1 1 124,386
Public Works Foreman 1 1 1 7,544  -  9,381
Project Manager 1 1 1 6,588  - 8,194
Communications & Community Engagement Manager n/a 1 1 6,588  - 8,194

TOTAL 11.50 12.50 13.75

Accounting Technician      1 1 1 4,628 - 6,160
Accountant 1 1 1 5,668 - 7,545
Engineering Technician      1 1 1 4,628 - 6,160
Facility Maintenance II     1 1 1 4,628 - 6,160
Fleet Maintenance            1 1 1 4,628 - 6,160
Parks Maintenance I 3 3 3 4,325 - 5,757
Permit Specialist 1 1 1 5,295 - 7,053
Senior Planner              1 1 1 5,668 - 7,545
Support Specialist I 0.30 0.30 3.30 4,325 - 5,757
Support Specialist II           3.50 3.50 1 4,628 - 6,160
Support Specialist III         1 1 1 5,295 - 7,053
Support Specialist (Public Safety) 1.10 1.10 1.10 5,295 - 7,053
Utility Maintenance I         4 4 4 4,325 - 5,757
Utility Maintenance II       3 3 3 4,628 - 6,160
Water Technician            1 1 1 4,628 - 6,160
**Seasonal Parks 0.45 0.45 0.45 15.82-19.44 hr
**Seasonal Streets 0.45 0.25 0 15.82-19.44 hr
**Library Aide                 3.50 3.50 2.00 15.82-19.44 hr

TOTAL 28.30 28.10 26.85
IAFF Local 1160
Fire Captain                   3 1 1 7,710 - 8,854
Lieutenant/Paramedic/Vol Coord 1 3 3 6,591 - 8,104
Firefighter/Paramedic 2 3 6 6,159 - 7,574

TOTAL 6.00 7.00 10.00
Grand Total Employee Count** 45.80 47.60 50.60
*   Monthly salary is based on current FY2024 salary. 
** This figure based on adopted budget, not year end actuals 

Classification Management, Supervisory, Confidential  

AFSCME Local 189B-General ** Non Represent
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The FY2025 budget includes three additional FTE in the Fire department which will be funded with an increase 
in our Local Option Levy. There were also changes within the Library and to Seasonal staffing.   

POPULATION 
While the population of Cornelius has been growing steadily the number of employees has not kept pace.  As 
the chart below indicates, the City of Cornelius continues to provide city services with a limited number of staff.  
Since 2010, the population has increased by 3,369 people, equating to 281 citizens per employee. As the 
number of citizens to employee ratio grows it becomes even more challenging to provide the essential services 
citizens increasingly depend upon.   

 

 

 

The City of Cornelius also contracts with outside agencies for Police Services, Building Services a Fire Chief, and 
a Logistics Technician for the Fire Department. The graph above does not include these contracted positions. 
Contracted staffing consist of approximately 13.75 FTE 
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2021-2022 2022-2023 2023-2024 2024-2025 2024-2025 2024-2025 Change
Fund Program Department Budget Budget Budget Proposed Approved Adopted from 23-24

General Fund - 01
Public Safety 4,412,626$    4,796,221$    5,725,553$    5,872,084$    5,872,084$    -$             146,531$         

Police 2,933,427$    3,157,307$    3,237,953$    3,337,577$    3,337,577$    -$             99,624$           
Municipal Court 4,000$          6,300$          5,700$          5,700$          5,700$          -$             -$                
Fire 1,475,199$    1,632,614$    2,481,900$    2,528,807$    2,528,807$    -$             46,907$           

-$                
Public Services 5,928,464$    5,473,608$    6,105,745$    6,320,820$    6,320,820$    -$             215,075$         

Library 1,069,650$    1,155,233$    1,248,622$    1,302,601$    1,302,601$    -$             53,979$           
Parks 1,842,852$    1,280,400$    2,195,462$    2,088,860$    2,088,860$    -$             (106,602)$        
Comm Development 1,136,161$    794,049$      752,558$      1,837,864$    1,837,864$    -$             1,085,306$      
Engineering 398,093$      405,254$      434,988$      454,396$      454,396$      -$             19,408$           
City Council 24,394$        25,394$        34,965$        46,846$        46,846$        -$             11,881$           
Non Departmental 1,457,314$    1,813,278$    1,439,150$    590,253$      590,253$      -$             (848,897)$        

-$                
Other 3,643,756$    4,471,341$    5,073,254$    6,584,125$    6,584,125$    -$             1,510,871$      

Other/Transfers 869,689$      870,459$      1,048,081$    954,419$      954,419$      -$             (93,662)$          
Debt  Service 51,074$        26,562$        26,562$        26,562$        26,562$        -$             -$                
Contingency 2,722,993$    3,574,320$    3,998,611$    5,603,144$    5,603,144$    -$             1,604,533$      
Unappropriated Balance -$             -$                

-$                
Revenues 13,984,846$  14,741,170$  16,904,552$  18,777,029$  18,777,029$  -$             1,872,477$      
Total Expenditures 13,984,846$  14,741,170$  16,904,552$  18,777,029$  18,777,029$  -$             1,872,477$      

Difference -$             -$             -$             -$             -$             -$             -$                

Internal Services - 02
Support Services 2,262,265$    2,479,355$    2,948,906$    2,904,864$    2,904,864$    -$             (44,042)$          

City Manager's Office 1,256,445$    1,325,051$    1,710,855$    1,785,430$    1,785,430$    -$             74,575$           
Support Services-PW 258,727$      275,376$      254,760$      289,646$      289,646$      -$             34,886$           
Facilities 484,709$      655,172$      816,745$      725,010$      725,010$      -$             (91,735)$          
IT 65,300$        66,300$        67,500$        75,425$        75,425$        -$             7,925$             
Non Departmental 3,000$          3,000$          4,000$          4,000$          4,000$          -$             -$                
Other/Transfers -$                
Contingency 194,084$      154,456$      95,046$        25,353$        25,353$        -$             (69,693)$          
Unappropriated Balance -$             -$                

-$                
Revenues 2,262,265$    2,479,355$    2,948,906$    2,904,864$    2,904,864$    -$             (44,042)$          
Total Expenditures 2,262,265$    2,479,355$    2,948,906$    2,904,864$    2,904,864$    -$             (44,042)$          

Difference -$             -$             -$             -$             -$             -$             -$                

Surface Water Management - 04
Revenues 2,263,138$    2,487,949$    3,302,131$    3,376,244$    3,376,244$    -$             74,113$           
Total Expenditures 2,263,138$    2,487,949$    3,302,131$    3,376,244$    3,376,244$    -$             74,113$           

Difference -$             -$             -$             -$             -$             -$             -$                

Water - 05
Revenues 10,599,198$  8,416,208$    8,931,298$    10,808,632$  10,808,632$  -$             1,877,334$      
Total Expenditures 10,599,198$  8,416,208$    8,931,298$    10,808,632$  10,808,632$  -$             1,877,334$      

Difference -$             -$             -$             -$             -$             -$             -$                

Sanitary Sewer - 06
Revenues 4,346,773$    5,891,058$    5,839,501$    6,636,863$    6,636,863$    -$             797,362$         
Total Expenditures 4,346,773$    5,891,058$    5,839,501$    6,636,863$    6,636,863$    -$             797,362$         

Difference -$             -$             -$             -$             -$             -$             -$                

2024-2025 Budget Snapshots
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2021-2022 2022-2023 2023-2024 2024-2025 2024-2025 2024-2025 Change
Fund Program Department Budget Budget Budget Proposed Approved Adopted from 23-24

Street, Pathways Fund - 07
Revenues 3,850,617$    5,823,278$    12,038,700$  5,428,841$    5,428,841$    -$             (6,609,859)$     
Total Expenditures 3,850,617$    5,823,278$    12,038,700$  5,428,841$    5,428,841$    -$             (6,609,859)$     

Difference -$             -$             -$             -$             -$             -$             -$                

Bonded Debt Fund - 09
Revenues -$             -$             -$             -$             -$             -$             -$                
Total Expenditures -$             -$             -$             -$             -$             -$             -$                

Difference -$             -$             -$             -$             -$             -$             -$                

Bancroft Bond Fund - 10
Revenues 417,495$      316,845$      -$             -$             -$             -$             -$                
Total Expenditures 417,495$      316,845$      -$             -$             -$             -$             -$                

Difference -$             -$             -$             -$             -$             -$             -$                

 Fixed Asset Fund - Water - 13
Revenues 2,973,182$    4,151,315$    4,440,335$    5,878,636$    5,878,636$    -$             1,438,301$      
Total Expenditures 2,973,182$    4,151,315$    4,440,335$    5,878,636$    5,878,636$    -$             1,438,301$      

Difference -$             -$             -$             -$             -$             -$             -$                

 Fixed Asset Fund -  Sanitary Sewer - 14
Revenues 1,440,967$    1,510,839$    1,632,261$    1,852,527$    1,852,527$    -$             220,266$         
Total Expenditures 1,440,967$    1,510,839$    1,632,261$    1,852,527$    1,852,527$    -$             220,266$         

Difference -$             -$             -$             -$             -$             -$             -$                

 Fixed Asset  Fund - Surface Water Management - 15
Revenues 1,043,620$    1,496,842$    1,608,382$    2,051,897$    2,051,897$    -$             443,515$         
Total Expenditures 1,043,620$    1,496,842$    1,608,382$    2,051,897$    2,051,897$    -$             443,515$         

Difference -$             -$             -$             -$             -$             -$             -$                

Parks SDC Fund - 16
Revenues 1,473,256$    2,957,927$    1,542,266$    3,212,615$    3,212,615$    -$             1,670,349$      
Total Expenditures 1,473,256$    2,957,927$    1,542,266$    3,212,615$    3,212,615$    -$             1,670,349$      

Difference -$             -$             -$             -$             -$             -$             -$                

Traffic Development Fund - 17
Revenues 5,213,393$    6,845,800$    9,823,409$    14,802,040$  14,802,040$  -$             4,978,631$      
Total Expenditures 5,213,393$    6,845,800$    9,823,409$    14,802,040$  14,802,040$  -$             4,978,631$      

Difference -$             -$             -$             -$             -$             -$             -$                

Total City Budget
Total City Revenues 49,868,750$  57,118,586$  69,011,741$  75,730,188$  75,730,188$  -$             6,718,447$      
Total City Appropriations 49,868,750$  57,118,586$  69,011,741$  75,730,188$  75,730,188$  -$             6,718,447$      
Difference All Funds -$             -$             -$             -$             -$             -$             -$                

Indicates adjustment proposed by Budget Officer

2024-2025 Budget Snapshots
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TRANSFERS 
Transfer line items are utilized to separate one time charges for specific projects or equipment and debt 
service payments.  Below is a summary for the transfers included in this budget as well as the reason for 
the transfer. 

 

 

 

 

 

 

 

 

 
 

 

 

Fund From Fund To Amount Purpose

General Fund Stormwater Fund 20,000          Council Creek LID payment collection

General Fund Street Fund 10,000          Council Creek LID payment collection

Fixed Asset Water Fund Water Fund 15,000          S 29th Ave Water Main
802,499       Booster Pump Station Upgrades

Fixed Asset Sewer Fund Sanitary Sewer Fund 62,500          Fawn Street Sanitary Sewer Replacement

Parks System Development Fund General Fund 1,500,000    Laurel Woods Trail

Traffic Development Fund Street Fund 250,000       S 290th & 26th Complete Streets
358,000       Davis Street Pedestrian Improvements

1,150,000    N 19th & Davis Mini Roundabout
50,000          S 29th Blvd - Phase 1

4,217,999$ 
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ALLOCATIONS 
Allocations are the methods the city uses to charge each department for its portion of shared services such 
as administration, insurance, facilities and engineering.  Allocation factors differ for each item being 
allocated.  The allocation factors, method and individual amounts can be seen in the cost allocation plan.  
Below is summary of the allocations as they are displayed in the budget. 

 

 

 

REVENUE AMOUNT EXPENDITURE AMOUNT
General-Allocated Revenue 438,824        Stormwater Fund 5,703             

Water Fund 178,996        
Sanitary Sewer Fund 14,436           
Street Fund 239,689        

Internal Service-Allocated Revenue 2,705,512     General Fund 924,419        
Stormwater Fund 467,041        
Water Fund 579,877        
Sanitary Sewer Fund 444,024        
Street Fund 290,151        

Utility Funds-Allocated Revenue
Stormwater Fund 45,557           Allocated Utilities-Stormwater 137,957        
Sanitary Sewer Fund 79,424           Allocated Utilities-Water 277,942        
Street Fund 395,450        Allocated Utilities-Sanitary Sewer 104,532        

3,664,767$  3,664,767$  
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GENERAL FUND                              Revenue 

General Fund Revenue 
 
Mission Statement 

The General Fund provides basic municipal services: police, fire, library, community development, 
planning, engineering, municipal court and parks not funded elsewhere. 

Services Provided 

The revenue section provides the largest single source of revenue supporting municipal services – the 
property tax.  Other general purpose, non-restricted revenue is contained within the General Fund. 

Accomplishments 2023-2024 

Overall, General Fund revenues have been flat in the past few years while overall costs of doing business 
continue to rise.  Some new residential and commercial developments continue, which helps to increase 
development revenue, but residential development will slow substantially during 2024-2025 as available 
land has largely been developed. Some multi-family and commercial development is projected to continue 
going forward. Also, City staff will continue to advocate for additional land supply. 

A 5-year replacement Fire Operating Levy was approved by voters in November 2023, which increased 
the rate from 0.487/$1,000 to $1.461/$1,000 assessed value. These funds will allow the city to add 
additional FTE and meet some capital needs. 

Objectives 2024-2025 

One objective for 2024-2025 is to maintain a stable net working capital. We will continue the 5% Fee In-
Lieu of Franchise for city owned utilities (stormwater, sanitary sewer and water) in the rights-of-way that is 
intended to provide more working capital. Staff will also continue to identify new revenue sources, such as 
transient lodging tax and a comprehensive review and management of existing and new right-of-way 
franchises.    

BUDGET NARRATIVE 
The estimate of Net Working Capital is the best estimate at budget time.  It will be revisited throughout the 
budgeting process as staff achieves a better handling of the expected revenue and level of expenses for 
the current fiscal year.  The goal is to carry forward 15% of current budgeted operating revenues, which 
has been achieved in recent years.   

Property taxes are limited to a 3% increase on the assessed value of existing property, and roughly 50% 
for single-family and 30% multi-family new construction as compared to constructed value, due to the 
changed property ratio law. Newly constructed industrial properties are assessed at 100% of their 
constructed value. The estimate for property taxes is reduced by a discount to property owners for prompt 
payment and delinquencies. The budget estimate of property taxes is based on the 3% increase cap in the 
assessed valuation.   

Interest rates have increased, resulting in increased earnings on cash balances in our state pool fund. Recent 
development projects that are currently in the works cause an increase in Construction Excise Tax revenue.   
The line item for the Construction Excise Tax also includes the amounts collected for Metro and the Hillsboro 
and Forest Grove school districts. 
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City staff anticipate about 100 additional homes and 2 large apartment complexes during the next couple 
years. We will continue to contract with the City of Forest Grove to provide our Building Dept. and inspection 
services.    

Most fund and department narratives contain tables similar like the one below.   

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Net Working Capital 3,024,586$        4,376,519$        6,629,453$        5,174,221$        5,174,221$        -$           
Interest 25,277$             199,738$           40,000$             150,000$           150,000$           -$           
OLCC 246,346$           275,261$           246,000$           252,000$           252,000$           -$           
Revenue Share 169,672$           186,226$           180,000$           180,000$           180,000$           -$           
Marijuana Tax 60,908$             58,047$             44,000$             44,000$             44,000$             -$           
Cigarette Tax 10,612$             10,094$             10,800$             10,800$             10,800$             -$           
Property Tax - Current 3,252,776$        3,613,787$        3,650,000$        3,850,000$        3,850,000$        -$           
Property Tax - Prior Year 56,141$             47,976$             40,000$             40,000$             40,000$             -$           
Property Tax - Fire Levy 398,155$           441,638$           450,000$           1,425,000$        1,425,000$        -$           
Library Fines 2,744$               3,866$               3,000$               3,000$               3,000$               -$           
Court Fines 64,195$             39,996$             34,000$             34,000$             34,000$             -$           
Business License Permits 45,149$             42,437$             40,000$             40,000$             40,000$             -$           
Planning Permits 122,372$           78,413$             24,636$             84,528$             84,528$             -$           
Council Creek LID 63,120$             53,212$             30,000$             30,000$             30,000$             -$           
Administrative Fees 420$                  (0)$                    -$                  -$                  -$                  -$           
General Services Fee 730,489$           772,542$           786,000$           848,000$           848,000$           -$           
Construction Excise Tax 573,024$           412,585$           359,328$           1,151,250$        1,151,250$        -$           
Construction Excise Tax- Metro 88,372$             36,187$             32,378$             104,400$           104,400$           -$           
Construction Excise Tax - HSD 513,889$           153,739$           65,649$             1,095,532$        1,095,532$        -$           
Construction Excise Tax - FGSD 64,092$             3,695$               23,376$             60,253$             60,253$             -$           
Property Lease 18,674$             17,421$             17,460$             20,304$             20,304$             -$           
WCCLS 570,387$           587,499$           587,499$           587,499$           587,499$           -$           
Rural Fire 177,697$           194,300$           315,669$           360,058$           360,058$           -$           
Gaston Rural Fire 5,598$               -$                  -$                  -$                  -$                  -$           
PGE Electric -Franchise Fee 241,740$           271,699$           265,000$           290,000$           290,000$           -$           
NW Natural Gas -Franchise Fee 111,082$           143,699$           80,000$             100,000$           100,000$           -$           
Evergreen Disp -Franchise Fee 85,236$             102,572$           90,000$             100,000$           100,000$           -$           
Hillsboro Garbage-Franchise Fe -$                  6,325$               -$                  4,000$               4,000$               -$           
MACC Cable -Franchise Fee 52,647$             48,444$             52,000$             45,000$             45,000$             -$           
Frontier Phone -Franchise Fee 12,095$             6,744$               15,000$             6,800$               6,800$               -$           
MCImetro(Verizon)-Franch Fees 4,000$               4,000$               4,000$               4,000$               4,000$               -$           
Astound(Wave) -Franchise Fee 4,000$               4,000$               4,000$               4,000$               4,000$               -$           
Pmt in Lieu-Franchise-Utility 377,298$           397,100$           411,406$           438,243$           438,243$           -$           
Planning Grants 36,221$             -$                  265,121$           241,000$           241,000$           -$           
Library Grants 8,399$               4,251$               42,847$             47,317$             47,317$             -$           
Police Grants 7,690$               2,840$               -$                  -$                  -$                  -$           
Fire Grants -$                  68,043$             -$                  -$                  -$                  -$           
ARPA Grant 1,423,979$        1,423,979$        -$                  -$                  -$                  -$           
Reimbursements 2,970$               3,055$               3,431$               3,000$               3,000$               -$           
Donations 7,700$               9,130$               15,500$             5,000$               5,000$               -$           
Land Sale Proceeds 12,851$             2,030$               -$                  -$                  -$                  -$           
Miscellaneous 53,867$             71,345$             89,559$             5,000$               5,000$               -$           
Gain on Sale of Assets 1,291$               28,881$             -$                  -$                  -$                  -$           
Bancroft Fund Transfer -$                  26,927$             -$                  -$                  -$                  -$           
Parks SDC Fund Transfer 19,930$             413,923$           1,538,500$        1,500,000$        1,500,000$        -$           
Allocated Revenue 384,463$           390,393$           418,940$           438,824$           438,824$           -$           
TOTAL REVENUES 13,132,156$      15,034,555$      16,904,552$      18,777,029$      18,777,029$      -$           
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City Council 
 
Mission Statement 

To promote community involvement in building a safe, inclusive, and sustainable community by providing 
equitable access to fair, efficient, and effective public services.  

Services Provided 

Cornelius's citizens elect the Mayor and City Council members to provide leadership and establish the 
City's policies, which the City Manager and staff implement.    

Formal decisions by the Council are made in regular Council meetings. Informational meetings and work 
sessions are held regularly.  

 

Accomplishments 2023-2024 

 Finalized the City of Cornelius Strategic Plan, which includes an updated organizational Vision, 
Mission and Goals. 
 

 Approved a replacement local option Fire Levy. 
 

 Continued to lead community events. 
 

 Began work on a Community Vision plan with a target year of 2045. 
 

 Revived the Cornelius Youth Advisory Council (YAC).   
   
 Received the GFOA Distinguished Budget Presentation Award for the 16th time in a row, the 

Comprehensive Annual Financial Report award for the 15th time and the Popular Annual 
Financial Report award for the 13th time.    

STRATEGIC PLAN GOALS 

GOAL 1: Enhance the City's communication and engagement to be more representative and 
equitable. 

GOAL 2: Increase connectivity and engagement and improve culture within the City 
organization. 

GOAL 3: Establish a shared community vision for Cornelius. 

GOAL 4: Ensure safety for all community members. 

GOAL 5: Develop the necessary infrastructure to meet the growth, service demands, and 
emergency preparedness needs of the community.  

GOAL 6: Identify community and economic development opportunities to support the 
community's needs.  
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Objectives 2024-2025 

 Update the City’s Strategic Plan. 

 Continue to maintain a high level of services during a period of flattening revenues. (Goal 2) 

 Continue financial stability, economic development, transportation projects, job creation, and 
retention of high-quality employees. (Goal 2) 

 Provide for community needs through innovative, efficient, and cost-effective government 
services. (Goal 1) 

 Finalize the Community Vision Plan. (Goal 3) 

 Increase communication and outreach to our customers and citizens. (Goal 1) 

BUDGET NARRATIVE 
These costs are those directly associated with the City Council. The City Council members will each attend 
approximately twelve formal Council meetings and many hours at workshops and special meetings. The 
Council represents the City at special events and reviews staff reports, ordinances, resolutions, and 
special reports. The City Council also represents the City on local and regional committees. 

Expenditures 

Salary and Benefits: For many years the Mayor and City Council have each received $50 per month 
and $50 for each additional meeting attended, up to four per month. In FY2024 the monthly stipend 
increased to $250 per month. 

Travel and Training: The Mayor and City Council may attend the League of Oregon Cities Conference 
annually, and the City reimburses their travel expenses.  The Mayor may attend the annual Oregon 
Mayors conference and other special events on behalf of the City. On occasion, an elected official may 
participate in national events or training opportunities, such as the National League of Cities conference.   

Previously Professional Services had included a contribution to the Family Justice Center. This 
expenditure has been moved to Administration beginning with the FY2024 budget. 

 

*City Council is paid a monthly stipend through payroll but are not counted as FTE.

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Salaried 3,000$               3,006$               21,000$             15,000$             15,000$             -$           
Fringe Benefits 230$                  242$                  2,165$               1,546$               1,546$               -$           
PERSONNEL SERVICES 3,230$               3,248$               23,165$             16,546$             16,546$             -$           
Total Full Time Equivalent(FTE) n/a n/a n/a n/a n/a
Operational Supplies -$                  138$                  1,800$               3,300$               3,300$               -$           
Dues, Education, Training 880$                  7,718$               10,000$             27,000$             27,000$             -$           
Professional Services 10,500$             10,500$             -$                  -$                  -$                  -$           
MATERIALS AND SERVICES 11,380$             18,356$             11,800$             30,300$             30,300$             -$           
TOTAL EXPENDITURES 14,610$             21,604$             34,965$             46,846$             46,846$             -$           
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Community Development 
 
Mission Statement 

This Department strives to shepherd private development in Cornelius in close coordination with residents, 
business owners, and other community stakeholders. Through administration of land use planning, 
building, economic development, and code enforcement programs, the Department strives to foster a 
sustainable, independent, and prosperous community for current and future generations.  

 

 

 

 
Services Provided 

Provide management and administrative support to City administration, City Council, commissions, and 
boards.  The Department provides management of the Planning, Code Enforcement, Economic 
Development (in coordination with the City Manager), and Building Services (the latter contracted with 
the City of Forest Grove). The Department works closely with the Public Works Department to plan for 
and oversee the City parks system. The Community Development Director serves as the manager for the 
Cornelius Urban Renewal District, and represents Cornelius in area and regional policy development, 
intergovernmental cooperation, public/private partnerships, and park planning and funding.  

Accomplishments 2023-2024 

 Processed over 107 design review applications, facilitating construction of over 100 new homes in 
the city.   

 
 Processed 115 Type I or II administrative design review permits, conditional use permits, 

modifications, property line adjustments, and sign permits. 
 

 Participated in review of new state regulations affecting the City. Prepared and submitted 
testimony.  

 
 Worked with partner agencies to continue development of the Council Creek Regional Trail Corridor 

and made significant progress on the development and implementation of the project. 
 

 Worked with partner agencies to continue development of the Tualatin Valley Highway Bus Rapid 
Transit Project. 

 
 Worked with partner agencies to continue development of the Transit Planning within Washington 

County and for the region. 

Community 
Development 

Director
FTE 1

Building Services
(contracted with
Forest Grove)

Parks (Co-lead with 
Public Works 

Director)

Urban Renewal 
District Manager

Land Use
Planning

Senior Planner
FTE 1

Economic
Development

Development
Code Enforcement
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 Held pre-application conferences and follow-up meetings with developers. 
 
 Maintained updates to Community Development pages and subpages on the City website. Created 

new pages to broaden information and services to the public. Maintained online mapping platform 
for land use and development information. 

 
 Held Planning Commission workshops to share information and discuss City and regional issues. 

 
 Continued to advocate for the need for Urban Growth Boundary Amendments. Facilitated and 

assisted the City Manager in initiating a Legislative Bill to add land to the City’s Urban Growth 
Boundary.  

 
 Initiated and managed the update of the City’s Economic Opportunities Analysis. 
 
Objectives 2024-2025 

 Continue to work with a consortium on litigation related to the Climate Friendly and Equitable 
Communities Rulemaking. Complete related comprehensive plan and Municipal Code updates. 
(Goals 3, 4, & 5) 

 
 Work with Washington County Land Use and Transportation to update the City/County Urban 

Planning Area Agreement. (Goals 3, 4, & 5) 
 

 Implement the medium-term recommendations from the Cornelius Economic Opportunities Analysis 
and Strategic Action Plan. (Goals 1, 2, & 4) 

 
 Oversee City role in construction and opening of prospective industrial facilities. (Goals 1 & 2) 

 
 Encourage growth of industrial sector through direct outreach to developers, brokers, companies, 

and regional partners. Analyze industrial needs of companies to ensure adequate industrial land 
supply. (Goals 1 & 2) 

 
 Work with the community to update the Parks Master Plan, and assist the City Manager and City 

Council to fund, and plan for, the potential acquisition of the Forest Grove Schol District facility for 
a community center.  (Goal 4) 

 
 Hold one training session on legal issues and new Department of Land Conservation and 

Development rules. (Goal 3) 
 

 Make needed updates to the Cornelius Municipal Code. (Goals 3, 4, & 5) 
 

 Continue supporting Cornelius residents and advocating for Cornelius on County and regional 
projects (e.g., Council Creek Regional Trail, TV HWY Bus Rapid Transit Projects). (Goals 1, 2, 4, & 
5) 

 
 Continue to encourage redevelopment of underused retail spaces and new development within the 

city’s commercial areas.  (Goals 1 & 2) 
 
 Continue to conduct Visioning for the City.  Fold the results into a Comprehensive Plan Rewrite and 

Parks Master Plan Update. 
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EXPENDITURES 
Personnel Services 

A Department Director and a Senior Planner comprise the staff for the Department.  The City will 
continue contracting with the City of Forest Grove for Building Services.  

Materials and Services 
 
The budget expenditures for Materials and Services are status quo from last year, with the exception 
of American Rescue Plan Act (ARPA) grant funding for professional services for contracts for the 
Comprehensive Plan and Parks Master Plan updates, and regional funding for the Anti-Gentrification 
Anti-Displacement study. 2024-2025 will see the development of several Municipal code updates to 
comply with recent state legislation and the updates and studies cited above. The payment of 
construction excise taxes to Metro and the Hillsboro and Forest Grove School districts appears in the 
intergovernmental service account. 
 

 

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Salaried 188,220$           198,461$           214,884$           226,032$           226,032$           -$           
Hourly -$                  -$                  -$                  -$                  -$                  -$           
Overtime -$                  -$                  -$                  -$                  -$                  -$           
Fringe Benefits 94,081$             96,586$             118,201$           123,968$           123,968$           -$           
PERSONNEL SERVICES 282,301$           295,047$           333,085$           350,000$           350,000$           -$           
Total Full Time Equivalent(FTE) 2.00 2.00 2.00 2.00 2.00
Operational Supplies 4,943$               1,836$               4,100$               4,100$               4,100$               -$           
Equipment - O&M 30$                    1,046$               1,250$               1,250$               1,250$               -$           
Dues, Education, Training 1,337$               1,817$               4,180$               4,180$               4,180$               -$           
Professional Services 54,553$             10,157$             277,121$           253,000$           253,000$           -$           
Uniforms & Protective Gear -$                  -$                  150$                  150$                  150$                  -$           
Rentals/Leases -$                  156$                  2,200$               2,200$               2,200$               -$           
Intergovernmental Services 639,002$           185,514$           116,222$           1,208,734$        1,208,734$        -$           
Advertising 1,251$               964$                  2,250$               2,250$               2,250$               -$           
Reimbursable Expense 11,041$             -$                  -$                  -$                  -$                  -$           
MATERIALS AND SERVICES 712,156$           201,489$           407,473$           1,475,864$        1,475,864$        -$           
Equipment - Operations -$                  -$                  12,000$             12,000$             12,000$             -$           
CAPITAL OUTLAY -$                  -$                  12,000$             12,000$             12,000$             -$           
TOTAL EXPENDITURES 994,457$           496,536$           752,558$           1,837,864$        1,837,864$        -$           
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Performance Measures 
Actual 

FY2022-2023 
Estimated 

FY2023-2024 
Forecast 

FY2024-2025 

Number of Pre-Application Conferences Held 13 14 12 

Percent of Type I Development application 
decisions within 10 days of complete 
application 

90/91 
(99%) 100% 995 

Percent of Type II Development application 
decisions within 45 days of complete 
application 

4/4 
(100%) 100% 99% 

Percent of type III Development application 
decisions within 120 days of complete 
application 

9/12 
(75%) 90% 100% 

Number of City initiated Plan or Code 
adoptions or amendments 1 3 2 

Number of Planning Commission meetings 
held 10 12 6 

Number of Parks Advisory Board Meetings 
Held 6 8 PIAB 

Number of land use applications reviewed 134 75 50 

Number of Annexations 3 2 4 

Number of non-land use permits processed 7 15 20 

Number of Code Enforcement cases 7 10 7 
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Performance Measurement Outcome Explanation 
 
City staff tracked the Legislative Session and worked with the City Manager to comment on two major 
bills. Research, organization, strategic planning, legal interpretation and representation of City interests 
in local, regional and state meetings is more qualitative than quantitative. The number of projects and 
formal elements of review and communication with developers show a measure of progress in a 
community. 
 
The city is growing with Laurel Woods finishing Phase 9 and beginning the last two phases, 10 and 11. 
The remaining 40 acre vacant residential property is owned by the Hillsboro School District. Just two 
parcels in the industrial area remain vacant; one 12.52 acre Metro parcel and one privately-owned 
parcel one acre in size. Commercially zoned land is becoming increasingly scarce as more development 
and Planning Commission approvals occur. Only parcels that are difficult to construct remain. 
Significantly, one industrial developer is looking to acquire land within the NW UGB Industrial area to 
annex and develop, due to a positive experience developing in the city. 
 
One parcel (0.63 acres) in the NE UGB area and one parcel (1.00 acres) in the City may develop with 
Middle Housing. The 346 unit apartment complex is likely to break ground in the summer of 2024. Due 
to high interest rates, many of the projects approved in 2022 - 2023 have not developed yet and 
required time extensions. With changes in interest rates and hope in the markets, we anticipate many 
of the projects to begin construction in the summer of 2024. The push is to expand the Urban Growth 
Boundary to allow for development into the future. Electricity remains an issue as the existing substation 
has reached capacity and PGE hasn't acquired additional property for a supplemental substation. 
 
The list of long-range planning projects shows a continuing record of implementing state and regional 
policy within the community's vision into organized policy and action; this record is substantial for a two-
person program. These efforts are reflected in the “Grant Revenue” row in the Performance Measures 
but nowhere else in the total efforts portrayed in the graphs or tables. Important long-range planning 
initiatives include: Visioning; Anti-Displacement and Anti-Gentrification strategy development and 
adoption; Comprehensive Plan Rewrite and Parks Master Plan Updated; and Climate Friendly and 
Equitable Communities compliance. Several of these activities are directed by the City Council's strategic 
plan. 
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Engineering 
 
Mission Statement 

This division of Public Works provides current and long-range engineering services for the City-owned 
utilities (water, sanitary sewer, and stormwater), transportation, and parks. 

 

Services Provided 

The major categories of services provided are: development engineering and public works engineering. 

Development Engineering:  

 Review and approve construction plans for all public improvements, erosion control measures, and 
stormwater treatment facilities proposed by private developers. 

 Inspect public infrastructure and water quality facility construction. 

 Inspect erosion control measures and enforce erosion control rules, when needed. 

Public Works Engineering: 

 Maintain and oversee the periodic update of master plans for water, sanitary sewer, stormwater, and 
transportation systems. 

 Design new public infrastructure including parks, streets, water systems, sanitary sewers, and stormwater 
conveyance and treatment. 

 Oversee the bidding process and provide construction management for new public infrastructure 
projects. 
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 Maintain city infrastructure maps and improve mapping capabilities for use on mobile devices in the 
field. 

 Identify existing problem areas and develop plans and specifications for projects to correct the 
problems. 

 Create and maintain computerized databases for stormwater facilities and infrastructure maintenance 
activities. 

 Assist the Public Works Director in evaluating and implementing new maintenance technologies. 

Accomplishments 2023-2024 

 Reviewed and approved engineering design plans and inspected construction on two major subdivisions 
with 150 lots and a number of commercial, multi-family, industrial, and institutional projects. 

 Accepted $2.4M in infrastructure improvements for a large phase of a major subdivision. 

 Initiated construction of the new Water Park booster station. 

 Completed design of Phase 5 of the water main replacement program. 

 Designed the sanitary sewer replacement for the failing Fawn Street line between 10th and 12th 
Avenues. 

 Initiated construction of the intersection of N. 19th and Davis into a mini-roundabout. 

 Completed design of the Laurel Woods pedestrian causeway. 

 Completed design and easement acquisition for the CDBG-funded sidewalk projects on S. 4th Ave, S. 
12th Ave, S. 20th Ave., and N. Davis St. (11th to 14th) and completed construction of the projects. 

 Designed and managed the 2023-2024 pavement management projects. 
 

Objectives 2024-2025 

 Review and approve engineering design plans for a number of commercial, multi-family, and industrial 
privately funded projects. (Goal 5) 

 Accept approximately $4.0M of infrastructure improvements in major subdivisions and commercial 
projects. (Goal 5) 

 Oversee design of the Cornelius portion of the Council Creek Regional Trail. (Goal 5) 

 Complete construction of the new mini-roundabout at N. 19th and Davis and extension of Davis Street 
east to the Fred Meyer parking lot. (Goal 5) 

 Construct the sanitary sewer replacement for failing Fawn Street line between 10th and 12th Avenues.  
(Goal 5) 

 Construct Phase 5 of the water main replacement program. (Goal 5) 

 Design Phase 6 of the water main replacement program. (Goal 5) 

 Construct the Laurel Woods pedestrian causeway. (Goal 5) 

 Continue construction of the new Water Park booster station. (Goal 5) 

 Design and construct CDBG-funded sidewalk project on N. Davis Street from 10th to 11th Avenues. 
(Goal 5) 
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 Complete design of S. 29th Blvd – Phase 1 from Laurel Woods to Dogwood Street. (Goal 5) 

• Design improvements to S. 20th and S. 26th to improve pedestrian safety and mitigate traffic impacts to 
the neighborhood. (Goal 5) 

• Design and manage the 2024-2025 pavement management projects. (Goal 5) 

 

 

 
 

Performance Measurement Outcome Explanation 
 
Erosion control permits are measured to meet the requirements of the MS4 stormwater permit. The numbers 
are based on the level of on-going construction in Cornelius at a given time. Erosion control inspections at 
each site are typically required weekly. If inspections are not completed per the MS4 schedule, the City 
and Clean Water Services (CWS) are in violation of their state-issued MS4 permit. 
 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Salaried 247,498$           259,524$           272,277$           285,015$           285,015$           -$           
Hourly -$                  -$                  -$                  -$                  -$                  -$           
Overtime -$                  -$                  -$                  -$                  -$                  -$           
Fringe Benefits 122,138$           121,382$           145,006$           151,676$           151,676$           -$           
PERSONNEL SERVICES 369,637$           380,906$           417,283$           436,691$           436,691$           -$           
Total Full Time Equivalent(FTE) 2.75 2.75 2.75 2.75 2.75
Operational Supplies 700$                  526$                  1,000$               1,000$               1,000$               -$           
Equipment - O&M 2,793$               1,317$               7,250$               7,250$               7,250$               -$           
Dues, Education, Training 4,748$               5,871$               6,600$               6,600$               6,600$               -$           
Professional Services 2,481$               2,202$               1,405$               1,405$               1,405$               -$           
Uniforms & Protective Gear -$                  -$                  400$                  400$                  400$                  -$           
Rentals/Leases 376$                  248$                  550$                  550$                  550$                  -$           
Advertising 253$                  431$                  500$                  500$                  500$                  -$           
MATERIALS AND SERVICES 11,350$             10,595$             17,705$             17,705$             17,705$             -$           
TOTAL EXPENDITURES 380,987$           391,501$           434,988$           454,396$           454,396$           -$           

Perfomance Measures
Actual

FY2022-2023
Estimated

FY2023-2024
Forecast

FY2024-2025
Total # of erosion control inspections 
completed 1031 800 500
Value of accepted privately funded 
public infrastructure $2.7M $2.5 M $1.5M
Number of large CIP projects 
completed (over $1,000,000) 0 1 2
Number of small CIP projects 
completed (under $1,000,000) 4 1 4

Number of commercial, industrial, 
multi-family, and institutional projects 
approved for construction 2 4 4
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Police 
 
Mission Statement 

The Mission of the Cornelius Police Department and Washington County Sheriff’s Office is to Conserve 
the Peace through Values Driven Service.  

Services Provided 
 
The Cornelius Police Department (CPD) services are provided through a contract with the Washington 
County Sheriff’s Office (WCSO). Primary duties and responsibilities include, but are not limited to; 
patrolling city streets, County roads, and State Highway 8, enforcing traffic laws, providing community 
education on crime prevention, addressing municipal code violations and community livability issues, 
conducting criminal investigations, standing up incident command structure during disasters and 
emergencies, administering records, enhancing community safety through mutual aid to surrounding 
police agencies, and responding to routine and emergency public demand calls for service. 

 

 

 

 

 

 

 
 

Accomplishments 2023-2024 

FY 2023-2024 was the tenth year of contracting with the Washington County Sheriff’s Office. During 
that time, officers continued to foster positive community engagement and worked diligently to enhance 
public trust by participating in the below community events and public safety enforcement programs for 
the 2.3 square mile area that is home to 14,398 community members. 

 New Cornelius Chief of Police and Sergeant – Chief Mitch Coley and Sergeant Tony Morris. 

 Community Charla (community talk) at Central Cultural about Open Door emergency housing pods. 

 Sponsored Backpacks for Children event. 

 Assisted with Holiday Tree Lighting. 

 Gave speech at Veterans Day Ceremony. 

 Organized Community Dinner with outreach partners. 

 Sponsored and coordinated National Night Out. 

.5 Support Specialist Chief of Police 

Sergeant 

10 Officers 

Corporal 
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 Spearheaded Shop with a Cop at Walmart and Fred Meyer. 

 WCSO spent $3,000 updating the Patrol Briefing Room. 

 CPD set to receive Hybrid vehicles to replace existing fully gas-powered vehicles. 

 Deputy Joel Dale received a Humanitarian Award for life saving efforts. 

 Received Department of Transportation overtime grants ($12,000). 

o Seat Belt 
o Pedestrian 
o Speed 
o Cell Phone enforcement 

 

 

 

 

 

 

Objectives 2024-2025 

 Increase officers’ self-initiated activity post-COVID pandemic protocols. (Goal 1 &2) 

 Reduce vehicle crashes with officer presence and traffic enforcement. (Goal 4) 

 Build trust by attending public events and positively engaging with our community. (Goals 1 &2) 

 Continue to use focused patrol-based missions to address livability issues and criminal activity. (Goal 3) 

o Missions include abandoned vehicles, parking, nuisance properties, and covert theft tracking.  

REVENUES 
Revenues for the Department are provided by the City’s general fund.  

EXPENDITURES 
Personnel Services 

The Police Chief, Sergeant, Corporal, and Officers are supported by the Washington County Sheriff’s Office 
Patrol Division that apply for traffic grants and backfill staffing shortages, and Washington County’s Human 
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Resources, County Counsel, and Fleet Services. Additionally, CPD is supported by one shared Public Safety 
Support Specialist, who also supports the Fire Department. 

Materials and Services  

The FY2025 budget reflects a modification to the contracted staffing levels in the Police Department. The 
upcoming budget year authorizes 13 full-time, sworn police officers through an Intergovernmental 
Agreement with the Washington County Sheriff’s Office. The Intergovernmental Agreement is effective 
through 2032. Through reorganization and elimination of management positions, greater emphasis is placed 
on patrol responsibilities.  

The Department dispatch fees charged by the Washington County Consolidated Communications Agency 
(WCCCA) (911) have increased for this new fiscal year. These fees represent actual or expected costs for 
dispatch services. 

 

 

Performance Measures     
  Actual Estimated Forecast 
Product  Measure 2022-2023 2023-2024 2024-2025 
Community outreach events National Night Out 1 1 1 

 Backpacks for Children 1 1 1 

 Coffee with a Cop 1 1 3 
 Community Dinner 1 1 1 

 Shop with a Cop 1 2 2 

Directed Missions & Code 
Enforcement  Warrant checks 166 300 350 

 Abandoned Vehicles towed 15 20 50 
  Parking Enforcement 286 325 375 
 Focus Enforcement Missions 8 10 12 
  Other Code Complaints 47 60 75 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Salaried 37,782$             39,776$             41,898$             44,016$             44,016$             -$           
Hourly 1,663$               5,196$               4,044$               4,206$               4,206$               -$           
Overtime -$                  -$                  -$                  -$                  -$                  -$           
Fringe Benefits 20,596$             22,046$             24,890$             26,074$             26,074$             -$           
PERSONNEL SERVICES 60,041$             67,018$             70,832$             74,296$             74,296$             -$           
Total Full Time Equivalent(FTE) 0.60 0.60 0.60 0.60 0.60
Operational Supplies 3,289$               3,164$               5,200$               5,200$               5,200$               -$           
Equipment - O&M 894$                  726$                  2,000$               2,000$               2,000$               -$           
Dues, Education, Training 240$                  -$                  800$                  800$                  800$                  -$           
Professional Services 2,689,927$        2,853,267$        3,001,347$        3,100,943$        3,100,943$        -$           
Rentals/Leases 3,477$               2,942$               3,300$               3,300$               3,300$               -$           
Intergovernmental Services 131,650$           137,686$           154,474$           151,038$           151,038$           -$           
MATERIALS AND SERVICES 2,829,476$        2,997,786$        3,167,121$        3,263,281$        3,263,281$        -$           
TOTAL EXPENDITURES 2,889,517$        3,064,804$        3,237,953$        3,337,577$        3,337,577$        -$           
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WCSO makes up 95% of the response. 

The categories titled as “primarily” Public Demand or Self-initiated indicate how a majority of those calls 
are generated. 
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Municipal Court 
Mission Statement 

Ensure that each person cited for a violation is guaranteed and provided all their constitutional rights 
to a fair and speedy judicial process, in such a manner that it preserves both the dignity and rights of 
the defendant, as well as the members of the Cornelius community. 

Services Provided 

Municipal Court services are provided through an Intergovernmental Agreement with the City of Forest 
Grove. The Municipal Court Judge oversees the judicial process while staff provides customer service, 
records maintenance, accounts receivable, and support in all court and judicial matters. Forest Grove 
Municipal Court is open five days a week and several courts are held each month.    

Accomplishments 2023-2024 

 Continued to provide efficient and effective court services through Forest Grove Municipal Court. 

Objectives 2024-2025 

 Continue to monitor the Intergovernmental Agreement between Cornelius and Forest Grove for court 
services. (Goal 2) 

REVENUE 
All revenues collected through traffic violations and City Ordinance violations are managed by Forest 
Grove Municipal Court.  Fines are distributed to the State, County and Law Enforcement Medical Liability 
(LEMLA) accounts and the remaining balance is shared between the two cities. Forest Grove will keep 
the first $30,000 collected to offset the costs associated with Municipal Court services. 

Materials and Services 
Municipal Court collection accounts will continue to be monitored and payments received. 
 

 

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Professional Services 502$                  -$                  1,500$               1,500$               1,500$               -$           
Intergovernmental Services 3,775$               1,559$               4,200$               4,200$               4,200$               -$           
Reimbursable Expense -$                  -$                  -$                  -$                  -$                  -$           
MATERIALS AND SERVICES 4,277$               1,559$               5,700$               5,700$               5,700$               -$           
TOTAL EXPENDITURES 4,277$               1,559$               5,700$               5,700$               5,700$               -$           
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Fire 
Mission Statement 

We prevent harm by protecting life, property and the environment.  

 

The City of Cornelius contracts with the City of Forest Grove for Fire Chief and Logistics Technician 
services. The organizational chart above depicts the City of Cornelius’s FTEs. Additionally, many other 
administrative, vehicle/equipment, and other services are available to Cornelius Fire through our 
partnership with the City of Forest Grove. 
 
Services Provided: 

Primary duties and responsibilities include: fire suppression, emergency medical operations, hazard 
materials incidents, fire prevention, disaster preparedness, code enforcement, and fire/medical mutual 
aid to other fire departments. 
 
Vision - Who we are:  People who care about people. 

 
Purpose - Why we’re here: To put others first. To make positive contacts. To build 
relationships. 
     
Values: Prevent – Protect – Serve.  
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Priorities: Service delivery. Workforce development. Administration and support services. 
 

Expectations: Be Professional. Have fun. Never say, “That’s not my job”. Never say, “I wish I 
would have done that”. Build relationships.  

Accomplishments 2023 - 2024 

 Held a Fire Lieutenant recruitment process and hired a Fire Lieutenant to fill a newly added and 
approved FTE. 

 Continued bi-monthly All-Officer meetings as a way to provide communication up and down through 
the Department, as well as regular meeting between Labor and Management. 

 Transitioned to AMR for ambulance transport services. 
 Administered a volunteer recruit fire academy. 
 Completed capital purchases of a replacement pickup truck and turnout washer/dryer, and 

designed and ordered a replacement type I fire apparatus. 
 In order to increase the number of daily staffed career firefighters and to support future capital 

needs, the Department enlisted internal and external support for a replacement local option levy 
ballot measure, which was approved by voters. 

 Successfully secured a $35,000 Oregon State Fire Marshal’s wildfire seasonal staffing grant. 
 Planned and organized our annual fire station open house. Cornelius firefighters welcomed 

community members into our fire station again and communicated our fire safety message to children 
and adults. 

Objectives 2024-2025 

• Enhance staffing levels through firefighter recruitment 
(Goal 4 and 5). 

• Pursue grant opportunities for equipment and 
firefighting personnel (Goal 5). 

• Continue to participate in the governance Task Force 
(Goal 5).   

• Conduct a space study of the public safety building and 
schedule improvements (Goal 5). 

• Complete Emergency Operations Plan update (Goal 5). 
• Implement and improve operational deployment of firefighter volunteers (Goal 4).  

BUDGET NARRATIVE 

In 2023, Cornelius Fire Department calls for service totaled 2,354. This equals a decrease in call volume 
of approximately 11%.  

The Cornelius Rural Fire Protection District contracts fire service from the City of Cornelius. They have a 
reoccurring Intergovernmental Agreement that outlines each agency’s financial obligation. Operational 
costs are calculated based on the difference between the number of calls responded to in each 
jurisdiction minus mutual aid given to other agencies. In FY 2024-2025 the City will pay 86.63% and 
the District will pay 13.37% of personnel services and materials and services. Capital cost sharing is 
based on the difference of assessed valuation between the City and District. It is projected that the City 
will pay 82.30% and the district will pay 17.70 % of the capital costs. 
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The City intends to assess the cost reimbursement formula and propose amendments to the IGA, as 
needed. 

EXPENDITURES 
Personnel Services 

Currently, the number of volunteers for the Cornelius Fire Department fluctuates between 20 and 40 
people at any given time (including 9 student volunteer firefighters who receive a monthly stipend). 
These volunteers are shared as part of our joint efforts with Forest Grove Fire and Rescue. In Cornelius, 
they are supported by 7 paid career positions, one of which was added in FY2023. There is also a .5 
FTE Support Specialist position that is shared with the Police Department. The Fire Chief and Logistics 
Technician are contracted through an Intergovernmental Agreement with the City of Forest Grove. The 
City of Cornelius intends to review these two IGAs and propose amendments, as needed. 
 
The student volunteer program and two firefighter/paramedics have been funded by a levy passed in 
2019, and will continue to be funded through the recently passed November 2023, levy. Additional 
firefighter staffing improvements expected to take place in FY25 will also be funded by the recently 
passed November 2023, levy. The remaining 5 firefighter positions, and shared .5 Support Specialist 
are funded through the General Fund. 

Our volunteers are divided into two distinct groups: 

 Student Volunteer Firefighters: These are levy funded fire science or paramedic students enrolled 
at a university or college that work 24-hour shifts with 48 hours off; in return they are provided a 
stipend to assist with education expenses. There are a total of 12 budgeted student volunteer 
positions.  
   

 Non-Student Volunteer Firefighters: In order to maintain firefighter certification, non-student 
volunteers are able to attend various training opportunities per month and shift staffing 
opportunities at the fire station. When able, those who live within the District boundary respond 
from home to staff fire apparatus or respond to an emergency. 

Materials and Services 

Materials and services continue to increase as we have seen over the last few years due to supply and 
demand. Increased costs to purchase new protective gear will be noticed in the new fiscal year due to 
onboarding of new firefighters. Increases are being requested for EMS supplies, apparatus and service 
maintenance, occupational health, and physician advisor costs. The Fire Chief and Logistics Technician 
are contracted with the City of Forest Grove through an Intergovernmental Agreement, and are 
therefore budgeted within the Professional Services line item. 

Capital Outlay 

We have proposed the following capital projects for fiscal year 2024-2025: 
 $14,000 to replace cardiac monitors, which is scheduled to be paid for over the next 7 years. 

 $30,000 to improve audio visual equipment technology and system improvements in the  
Department training room (levy funded). 
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Debt Service 

The Type I engine was purchased in 2014. It was financed by the Cornelius Rural Fire Protection District 
with the City paying the debt back over 15 years. The debt will be fully paid in January 2029. 

For FY2023-2024 we removed Debt Service from the Fire Department budget and placed it within the 
General Fund Debt Service. This will help better account for overall General Fund debt. 

 

 
 
 
 
 
 
 
 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Salaried 410,032$           400,367$           531,854$           545,587$           545,587$           -$           
Hourly 11,766$             49,573$             57,000$             29,000$             29,000$             -$           
Overtime 70,956$             76,451$             105,334$           40,000$             40,000$             -$           
Fringe Benefits 190,766$           185,421$           356,854$           340,850$           340,850$           -$           
PERSONNEL SERVICES 683,521$           711,813$           1,051,042$        955,437$           955,437$           -$           
Total Full Time Equivalent(FTE) 4.50 4.50 5.50 5.50 5.50
Operational Supplies 24,753$             25,775$             24,650$             26,150$             26,150$             -$           
Equipment - O&M 63,226$             104,330$           122,425$           134,220$           134,220$           -$           
Dues, Education, Training 6,896$               16,378$             17,200$             17,200$             17,200$             -$           
Professional Services 109,081$           136,524$           151,250$           130,607$           130,607$           -$           
Uniforms & Protective Gear 36,931$             35,589$             42,900$             42,900$             42,900$             -$           
Rentals/Leases 854$                  -$                  2,000$               2,000$               2,000$               -$           
Intergovernmental Services 54,851$             56,496$             58,192$             59,937$             59,937$             -$           
Advertising -$                  -$                  300$                  300$                  300$                  -$           
Nuisance Abatement -$                  -$                  4,000$               4,000$               4,000$               -$           
MATERIALS AND SERVICES 296,592$           375,092$           422,917$           417,314$           417,314$           -$           
Equipment - Capital 13,520$             13,520$             475,000$           14,000$             14,000$             -$           
CAPITAL OUTLAY 13,520$             13,520$             475,000$           14,000$             14,000$             -$           
RFPD Capital - Principal 22,191$             22,751$             -$                  -$                  -$                  -$           
RFPD Capital - Interest 4,371$               3,811$               -$                  -$                  -$                  -$           
DEBT SERVICE 26,561$             26,561$             -$                  -$                  -$                  -$           
TOTAL EXPENDITURES 1,020,194$        1,126,987$        1,948,959$        1,386,751$        1,386,751$        -$           
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Fire – Local Option Levy 
 
Mission Statement 

The purpose of this Fund is to provide additional personnel and funding for the Fire Department.  

Accomplishments 2023-2024 

 We responded to the need to fill positions vacated through retirements and resignations.  

Objectives 2024-2025 

 Increase staffing by hiring three additional FTEs. (Goal 4 & 5) 

 Evaluate capital needs and create a plan for acquisition, replacement and upgrades. (Goal 4 & 5) 

 Continue to seek funding to meet the long-term needs of the City. (Goal 3) 

BUDGET NARRATIVE 
The levy was originally approved by the voters in 2015. A new 5-year replacement levy was approved in 
2024, which increased the rate from $0.487 to $1.461/$1,000 assessed value.  

Levy funding will allow the Fire Department to meet increased costs and call demand, reduce 911 response 
times, and better deliver advanced lifesaving medical treatment by funding three additional firefighters, 
increasing the number of daily professional firefighters available to serve the community. Funding also 
allows for four early-career student interns to address the decrease in volunteer firefighters. Staff will also 
be able to plan for replacement of fire vehicles and equipment and make improvements to the Public Safety 
building. 

The previous Levy allowed for two FTE, while the new Levy allows for five FTE. 

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Salaried 153,167$           202,939$           172,596$           458,617$           458,617$           -$           
Hourly 66,900$             69,105$             162,000$           162,000$           162,000$           -$           
Overtime 30,356$             82,236$             68,621$             60,000$             60,000$             -$           
Fringe Benefits 92,057$             118,423$           129,724$           320,074$           320,074$           -$           
PERSONNEL SERVICES 342,481$           472,702$           532,941$           1,000,691$        1,000,691$        -$           
Total Full Time Equivalent(FTE) 2.00 2.00 2.00 5.00 5.00
Operational Supplies -$                  -$                  -$                  10,000$             10,000$             -$           
Equipment - O&M -$                  -$                  -$                  60,000$             60,000$             -$           
Dues, Education, Training -$                  -$                  -$                  7,000$               7,000$               -$           
Professional Services -$                  -$                  -$                  -$                  -$                  -$           
Uniforms & Protective Gear -$                  -$                  -$                  34,365$             34,365$             -$           
MATERIALS AND SERVICES -$                  -$                  -$                  111,365$           111,365$           -$           
Building & Improvements - Oper -$                  -$                  -$                  -$                  -$                  -$           
Equipment - Operations -$                  -$                  -$                  30,000$             30,000$             -$           
CAPITAL OUTLAY -$                  -$                  -$                  30,000$             30,000$             -$           
TOTAL EXPENDITURES 342,481$           472,702$           532,941$           1,142,056$        1,142,056$        -$           
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Library 
 
Mission Statement 

Connect, inspire, and empower all to thrive.  Conectar, inspirar, y apoyar a todos para prosperar. 
 
Services Provided  

The Cornelius Public Library prioritizes equity in all its work. Our staff, services, programs and books all 
reflect our local community. We have bilingual staff on duty every day and all 54 hours we are open 
each week. We have the 5th largest Spanish language materials collection in Oregon. We are a 
welcoming and safe place for the community to connect with resources, services, and each other in 
traditional and innovative ways. This includes over 45,000 books, videos and other physical items and 
access to almost 300,000 digital books, magazines, movies and more. Cornelius Library offers the most 
technology for check out in Washington county: nearly 100 laptops, Wi-Fi hotspots, Kindles, and 
Chromebooks. The Library is a trusted partner for community organizations, schools and local businesses.  

 

 
Accomplishments 2023-2024 

 Expanded Outreach with the Bookmobile, giving away over 2,400 books funded through grants 
and donations. 

 Received a second annual grant for a Teen Intern to support summer programs and gain 
experience working in a public library. 

 Reinstated popular monthly craft programs for adults with a 20% increase in adult 
attendance. 

 Showcased new and local artists in the Walters Community and Gallery Rooms. 

 Partnered with Cornelius Elementary to introduce 3rd grade art quarterly in the children’s area 
with a formal reception in May. 
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 Rated 4.84 out of 5 (5 being excellent) in a patron satisfaction survey of over 200 of 
respondents, with responses emphasizing great customer service. 

 Developed new partnerships for Red Cross blood drives, tutoring with Centro Cultural, and 1-
1 tech help with Intel volunteers. 

 Remodeled the library café space and reopened with a new vendor. 

 Began construction on the Drake Learning Center to provide flexible community meeting 
space, a STEM lab (makerspace), and an internal connection with the Library. 

 Increased youth and family program attendance by 20 % (from FY 22-23) while building a 
parent support system within the attendees. 

Objectives 2024-2025 

 Expand library partnerships with homeschools, senior community organizations and cultural 
entities. (Goal 2) 

 Continue to collaborate with community partners to amplify impact in Cornelius by increasing 
the reach to incoming new community members and increasing the awareness of what the library 
has to offer. (Goal 2) 

 Continue support of public and staff technology and create a technology replacement plan. 
(Goal 2) 

 Review library operations for areas of optimizations and systems for improved staff 
performance. (Goal 1 & 2) 

 Provide monthly meetings and/or quarterly trainings to support the growth of a highly trained, 
knowledgeable staff. (Goal 1 & 2) 

 Increase community engagement by hosting at least two major cultural or arts events each 
quarter. (Goal 1 & 2) 

 Secure grants to support library programs, purchase books, and staff special projects. (Goal 6) 

 Perform succession planning and cross-training of full-time staff. (Goal 5 & 6) 

 Collaborate with Washington County Cooperative Library Services (WCCLS) on plans to reduce 
budget and evaluate funding and governance prior to 2026 WCCLS Library levy. (Goal 5 & 
6) 
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REVENUES 
Approximately 40% of the library operating budget is allocated from (WCCLS), with most of the 
remaining 60% allocated from the City’s general fund. Several Library programs are funded through 
grants and other partnerships with the Friends of the Cornelius Library, the Cornelius Library Foundation, 
and business sponsors. Last year the Library received an increase of $17,000 from WCCLS. Due to 
expected Washington County budget cuts, the WCCLS allocation in FY2025 is projected to stay the 
same as last year, $587,499.  
 
EXPENDITURES 
Personnel Services 

Salary and benefits account for 90% of Library expenses. The current level allows for a minimum of 
three staff to cover the 54 hours and 7 days each week the Library is open. A mix of professional, 
paraprofessional and part-time clerical staff provide support for the 80,000 visits and 120,000 check-
outs provided to Cornelius and Washington County residents. Volunteers, interns and grant-funded staff 
augment staffing for programs and services. 
    
Materials and Services 

Books, videos, and other check out items account for approximately 60% of the Library materials and 
services budget. The remainder includes operational supplies and technology equipment.  
 

 
 
Note: Expenses related to operating the Library facility (utilities, insurance, janitorial, etc.) are not accounted for within 
the Library budget, but are included in the transfer from the General Fund to the Internal Services Fund. 
 
 
 
 
 
 
 
 
 
 
 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Salaried 510,792$           540,417$           617,796$           726,725$           726,725$           -$           
Hourly 130,905$           138,509$           154,021$           106,058$           106,058$           -$           
Overtime -$                  -$                  -$                  -$                  -$                  -$           
Fringe Benefits 271,542$           272,338$           361,762$           390,236$           390,236$           -$           
PERSONNEL SERVICES 913,239$           951,264$           1,133,579$        1,223,019$        1,223,019$        -$           
Total Full Time Equivalent(FTE) 10.25 10.55 10.55 10.30 10.30
Operational Supplies 24,719$             26,585$             24,947$             24,220$             24,220$             -$           
Books & Videos 96,026$             62,509$             65,853$             25,000$             25,000$             -$           
Equipment - O&M 8,450$               6,418$               15,752$             23,152$             23,152$             -$           
Dues, Education, Training 4,224$               2,271$               2,611$               1,330$               1,330$               -$           
Rentals/Leases 6,008$               5,348$               5,775$               5,775$               5,775$               -$           
Reimbursable Expense 63$                    189$                  105$                  105$                  105$                  -$           
MATERIALS AND SERVICES 139,490$           103,320$           115,043$           79,582$             79,582$             -$           
TOTAL EXPENDITURES 1,052,729$        1,054,584$        1,248,622$        1,302,601$        1,302,601$        -$           
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Performance Measurements  Actual 
2022-2023 

Estimate 
2023-2024 

Forecast 
2024-2025 

Product Measure    
Provide an enjoyable, easy to 
use, and inspiring environment 

Library card registrations 7,637 8,181 8,725 
Visits to the library 78,397 81,924 85,000 
Meeting and study rooms user 2,474 1,792 2,600 

Provide technology resources 
for the public 

Sessions logged on public 
computers and Wi-Fi 

18,000 
 

18,000 18,000 

Excite youth about reading  Summer Reading Program 
participation 

1,560 1,825 1,900 

Promote early literacy Attendance at programs for 
children 0-11 

2,327 3,336 4,000 

Actively promote learning 
resources for students 

Student visited at schools and 
other outreach sites 

3,551 3,109 4,000 

Provide a variety of cultural 
and community programs 

Attendance at general interest 
and adult programs 

1,317 1,112 1,500 

Maintain high portion of 
Spanish language materials 

Percent of collection in Spanish 21% 21% 21% 

Provide varied and popular 
collections 

Total print, audio and video items 44,926 45,513 46,000 

Check-outs of print, audio, video, 
eBooks and digital content 

120,614 121,764 130,000 
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Parks 
 
Mission Statement 

To provide safe, attractive, and enjoyable parks for the Cornelius community. 

Services Provided 

The Parks Division is responsible for maintenance, and development of parks, and recreation coordination. 

Parks Maintenance:   

 Ensure the upkeep and functionality of parks through activities such as turf care, mulching, 
playground equipment maintenance and repair, building maintenance, graffiti removal, 
and preparation for special events. 

 Facilitate the Public Infrastructure Advisory Board and provide support to volunteer groups 
such as the Cornelius Booster Club and SOLVE. 

Parks Development:  

 Review proposed plans for park improvements and recommend maintenance or enhancement 
projects.   

 Manage new development projects, ensuring their efficient and successful completion.   
 Collaborate with the Public Infrastructure Advisory Board, seeking their recommendations and 

informing them of relevant projects.  
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Accomplishments 2023-2024 

 Designed and initiated permitting of the Laurel Woods Pedestrian causeway. (Goals 2 & 5) 

 Facilitated park reservations for diverse events, including sporting activities, shelter use for various 
events/gatherings, City events (i.e., Movies in the Park, National Night Out, Tree-Lighting Ceremony, 
Veteran’s Day Ceremony.) fostering a sense of community and park utilization. (Goal 2) 

 Ensured continued basic park maintenance at existing service levels, maintaining a clean and inviting 
environment for park visitors. (Goal 2) 

 Opened a new park at the Plaza Los Amigos multi-family residential development, expanding park 
access for residents in this area. (Goals 2 & 5) 

 Installed a perimeter fence around the Harleman Park ball 
field. (Goals 2 & 4) 

 Installed perimeter fencing around the play structure at 
Overlook Park, enhancing safety for park users. (Goals 2 & 4) 

 Implemented epoxy floor coating upgrades in the restrooms at 
three parks (Harleman, Dogwood, and Water Park), 
improving user experience and facility longevity. (Goal 2) 

 Purchased an additional truck and mower to meet the growing 
needs of park staff, ensuring efficient maintenance operations. 
(Goal 2) 

Objectives 2024-2025 

 Maintain the highest standards of excellence for all park facilities, offering residents well-maintained 
and enjoyable public spaces. (Goal 2) 

 Continue to prioritize and support improvements to the off-leash area at Water Park, responding to 
community interests and needs. (Goal 2) 

 Complete construction of the Laurel Woods Pedestrian Causeway, fostering walkability and connection 
with natural spaces. (Goals 2 & 5) 

 Design and start initiating permitting for the Metro Grant funded park projects at Steamboat and 
Tarrybrooke parks. (Goal 2) 

 Implement epoxy floor coating upgrade in the restroom at Mariposa Park, aligning with improvements 
made in other park facilities. (Goal 2) 

 Install perimeter fencing around the play structure at Magnolia Park, ensuring a safe play 
environment for children. (Goals 2 & 4) 

 Conduct a comprehensive review of and revise the Parks Master Plan to reflect current needs and 
community priorities. (Goals 2 & 3) 

 Develop and construct two new City parks, at Plaza Los Amigos and Laurel Woods Phase 9. (Goals 2 
& 5) 

Sanding at Mariposa Park 
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PARKS LOCATIONS  

 

BUDGET NARRATIVE 
Parks maintenance is handled by a dedicated team of three full-time equivalent (FTEs) employees 
supervised by the Public Works Foreman. Weekly tasks include grounds keeping activities like mowing, 
edging, clearing sidewalks, and caring for flowerbeds. Additionally, the team ensures the upkeep of park 
facilities through regular safety inspections of play equipment, restroom sanitation, paint touch-ups, and 
garbage collection. To optimize resource allocation, certain equipment is shared with utility crews.  

REVENUE 
Revenues for parks comes from the General Fund. Transfer of funds from the Parks SDC Fund pays for Parks 
Capital Improvement Projects noted in the General Fund. 

EXPENDITURES 
Personnel Services 

3.0 FTE are fully funded in Personnel Services for public parks and open spaces. Additional staff, including 
a portion of the Public Works Director, Public Works Foreman, Community Development Director, and 
support staff together provide parks services, and are accounted for by inter-fund transfers to and from 
the General Fund, Internal Services, and Street Fund. 
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Materials and Services 

Park utilities are accounted for in the General Fund, as they are a unique expense to the park system, 
instead of being allocated as part of the overhead expenses of the City. Funding for parks materials is 
adequate for basic park maintenance.  

Capital Outlay 

Many scheduled capital projects are paid for with System Development Charges (SDCs) in the Parks SDC 
Fund, or with grant funds. 

 
 

Performance Measurements Actual Estimate Forecast 

Strategy Measure 2022-2023 2023-2024 2024-2025 

Maintain City Parks 

Number of times parks are 
mowed/maintained 46 46 46 

Number of safety inspections 
performed at city parks 258 276 300 

Increase awareness of 
City Parks 

Number of shelter use permits 
issued 241 250 250 

Number of athletic field permits 
issued 5 14 14 

 
Weekly mowing, edging, and leaf cleanup of park shelter and picnic areas (23 parks/open spaces). 
Safety inspections are performed monthly at each park. Shelter permits are issued for the reserved use of 
park shelter and picnic areas. Field permits are issued for the reserved use of athletic field, both for singe 
use and season long use. 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Salaried 119,436$           148,920$           173,808$           183,588$           183,588$           -$           
Hourly 6,768$               5,268$               18,198$             18,926$             18,926$             -$           
Overtime 357$                  297$                  5,000$               5,000$               5,000$               -$           
Fringe Benefits 56,207$             70,118$             126,256$           115,796$           115,796$           -$           
PERSONNEL SERVICES 182,767$           224,603$           323,262$           323,310$           323,310$           -$           
Total Full Time Equivalent(FTE) 2.45 3.45 3.45 3.45 3.45
Operational Supplies 25,004$             52,815$             92,200$             74,450$             74,450$             -$           
Equipment - O&M 16,913$             24,909$             24,550$             13,000$             13,000$             -$           
Building - O&M 121$                  -$                  11,500$             1,500$               1,500$               -$           
Utilities 82,894$             107,052$           110,000$           115,500$           115,500$           -$           
Dues, Education, Training 804$                  356$                  1,250$               4,250$               4,250$               -$           
Professional Services 9,258$               6,893$               27,800$             28,350$             28,350$             -$           
Uniforms & Protective Gear 1,450$               2,042$               2,000$               2,000$               2,000$               -$           
MATERIALS AND SERVICES 136,445$           194,068$           269,300$           239,050$           239,050$           -$           
Building & Improvements - Oper -$                  -$                  43,500$             5,000$               5,000$               -$           
Building & Imp- Parks Gen 175$                  -$                  1,000$               12,000$             12,000$             -$           
Building & Imp- HarlemanPark 14,349$             335,938$           18,000$             9,500$               9,500$               -$           
Building & Imp- Natural Space 5,581$               77,985$             1,500,000$        1,500,000$        1,500,000$        -$           
Equipment - Operations -$                  17,715$             40,400$             -$                  -$                  -$           
CAPITAL OUTLAY 20,105$             431,637$           1,602,900$        1,526,500$        1,526,500$        -$           
TOTAL EXPENDITURES 339,317$           850,308$           2,195,462$        2,088,860$        2,088,860$        -$           
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Non-Departmental, Other/Debt 
 
Mission Statement 

Present the non-departmental expenses associated with the General Fund in a common location. 
 
Services Provided 

Account for debt service, contingency account, transfers and other expenses not classified elsewhere. 

Objectives 2024-2025 

Our goal is to keep the amount transferred for overhead at a minimum while not burdening other funds.  

BUDGET NARRATIVE 

The General Fund purchases overhead and administrative support from the Internal Services Fund. It covers 
the supervision of the General Fund Departments by the City Manager, services of the Finance office, 
insurance, utilities and buildings maintenance. 

EXPENDITURES 
Materials and Services 

These are expenses not readily classified elsewhere and include National Night Out, Community Events, and 
ARPA (America Rescue Plan Act) related expenditures.   

Capital Outlay 

The FY2025 budget reflects expenditures for Capital, which will be funded with remaining ARPA funds. The 
expenses and projects were previously identified in the prior budget and have not been fully expended. 

Transfers and Allocations 

Allocations are made to the Internal Services Fund for overhead. In 2020 a Local Improvement District (LID) 
was created and funded by the General Fund, Storm Fund and Street Fund. Payments from property owners 
are posted to the General Fund and a portion is transferred to the Storm & Street fund to reimburse for 
their original contribution to the LID. 

Debt Service Funds 

The City paid a small portion of the debt service from the East Baseline Local Improvement District (LID) as 
a term that was negotiated when the LID was originally established in 2002 and then refinanced in 2013. 
This debt was paid in full during FY2023. 
 
Debt for the purchase of a Fire Apparatus was originally budgeted within the Fire Department budget. For 
FY2024 and future years it will now be reflected within the General Fund Debt Service. This will help to 
better account for overall General Fund Debt. 

 

103



GENERAL FUND                              Non-Departmental, Other/Debt 

 

Contingency/Unappropriated Funds 

This is the only source of contingency funds for the entire General Fund. This is the amount intended to carry 
forward for the next fiscal year. There are never entries for “actual” contingencies or unappropriated fund 
balance because these appropriations lapse at the end of the year and the amounts rolled into the 
respective fund for the start of the next fiscal year.  

 

*Contingency includes funding for future Capital Improvement Projects(CIP). Those items are outlined above, and more 
details are located in the CIP section of the budget document.  

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

National Night Out 806$                  724$                  1,000$               1,000$               1,000$               -$           
Community Events 28,233$             34,816$             38,150$             39,253$             39,253$             -$           
ARPA Expenditures 817,430$           63,775$             595,000$           400,000$           400,000$           -$           
MATERIALS AND SERVICES 846,469$           99,315$             634,150$           440,253$           440,253$           -$           
APRA Building & Improve - Oper -$                  44,077$             150,000$           100,000$           100,000$           -$           
ARPA Equipment - Operations -$                  46,924$             655,000$           50,000$             50,000$             -$           
CAPITAL OUTLAY -$                  91,001$             805,000$           150,000$           150,000$           -$           
East Baseline LID - Principal 23,570$             -$                  -$                  -$                  -$                  -$           
East Baseline LID - Interest 940$                  -$                  -$                  -$                  -$                  -$           
RFPD Capital - Principal -$                  -$                  23,325$             23,914$             23,914$             -$           

July 2024        |  $5,922
October 2024  |  $5,560
January 2025  |  $5,997
April 2025      |  $6,035

RFPD Capital - Interest -$                  -$                  3,237$               2,648$               2,648$               -$           
July 2024        |  $  718
October 2024  |  $   681
January 2025  |  $   643
April 2025      |  $   606

DEBT SERVICE 24,510$             -$                  26,562$             26,562$             26,562$             -$           
Storm Fund Transfer 40,800$             29,055$             20,000$             20,000$             20,000$             -$           
Street Fund Transfer 13,600$             9,685$               10,000$             10,000$             10,000$             -$           
Allocated Exp-ISF Fund 791,689$           695,459$           1,018,081$        924,419$           924,419$           -$           
TRANSFERS & ALLOCATIONS 846,089$           734,200$           1,048,081$        954,419$           954,419$           -$           
Contingency* -$                  -$                  3,998,611$        5,603,144$        5,603,144$        -$           

Building Upgrades 5,000$              5,000$              
Equipment Replacement 30,851$            30,851$            

Vehicle Replacement 916,270$          916,270$          
Unallocated Contingency* 4,651,023$       4,651,023$       

Unappropriated 4,376,519$        6,629,455$        -$                  -$                  -$                  -$           
TOTAL EXPENDITURES 6,093,588$        7,553,970$        6,512,404$        7,174,378$        7,174,378$        -$           
TOTAL GENERAL FUND
EXPENDITURES

13,132,156$      15,034,555$      16,904,552$      18,777,029$      18,777,029$      -$           
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Internal Service Fund Revenue 
 
Mission Statement 
The Internal Services Fund is used to gather and then distribute the overhead expenses of running the 
City. It has a few independent funding sources except for transfers from other funds, including the utilities 
and capital projects.   

Services Provided 

The Internal Services Fund is intended to express the overhead expenses of the City in an economical and 
efficient factor. The cost centers of the Internal Services Fund are:   

 Administration, Support Services – Public Works, Information Technology, and Facilities.  

 Financial management services for the City including cash and investment management, grant 
accounting, debt compliance, and insurance administration and budget.  

 Accurate and timely processing of the City’s payroll obligations, payment of payroll taxes, and accurate 
reporting to regulatory agencies. 

 Human Resource responsibilities: personnel files management, benefits management, contract 
negotiations, employee/employer policy management, risk management, and workers compensation 
reporting and recordkeeping. 

Accomplishments 2023-2024 

The Fund has been in place for many years and has continuously been refined to isolate administrative 
expenses that legitimately are to be spread over the other funds and operations of the City. The distribution 
in the early years were somewhat arbitrary and have been refined. There are separate formulas for 
personnel expenses distinguished from materials and services expenses. Both are based principally on the 
number of staff involved in an activity.  

Objectives 2024-2025 

The revenue budget is based on formulas that are intended to be more fair and consistent to the General 
Fund in connection with the various enterprise funds.   

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Net Working Capital 377,615$           370,827$           310,343$           124,593$           124,593$           -$           
Interest 2,044$               6,577$               2,400$               5,000$               5,000$               -$           
Lien Access Fees 13,995$             11,790$             15,000$             15,000$             15,000$             -$           
Rural Fire 31,028$             24,420$             25,883$             12,759$             12,759$             -$           
Local Grant - BUG 24,326$             21,500$             22,000$             22,000$             22,000$             -$           
Reimbursements 191$                  -$                  -$                  -$                  -$                  -$           
Rebates 16,019$             17,697$             20,000$             20,000$             20,000$             -$           
Miscellaneous 70$                    457$                  -$                  -$                  -$                  -$           
Allocated Revenue 1,978,899$        2,046,027$        2,553,280$        2,705,512$        2,705,512$        -$           
TOTAL REVENUES 2,444,187$        2,499,294$        2,948,906$        2,904,864$        2,904,864$        -$           
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City Manager’s Office 
 
Mission Statement 

The department mission is to provide consistent, efficient, and professional leadership and administrative 
services to the Cornelius City Council, staff, and community members. 

 

Services Provided 

The City Manager’s Office proposed budget provides funding for the City Manager, Assistant City 
Manager – Business Operations, City Recorder, Communications & Community Engagement Manager, and 
Finance staff, and necessary materials, supplies, and capital equipment to support the work of the 
Department. The following list provides an overview of the Department’s activities and services: 

 Provide leadership and support to City government operations and the City Council. 

 Facilitate establishment, tracking and achievement of City Council goals. 

 Track and ensure that programs, policies and procedures meet community needs and Council priorities. 

 Oversee City elections.   

 Manage the City budget and finance, including annual budget, financial reports, general ledger 
maintenance, annual audit, cash and investments, grant management and accounting. 

 Coordinate the City’s current debt payments and debt compliance. 

 Serve as Budget Officer (City Manager). 

 Manage City business operations, including payroll, utility billing (water, sewer, and storm water), insurance, 
safety program, and human resources. 

 Manage and maintain City records, including contracts. 
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 Manage City-wide communications and community engagement, including city-wide newsletter, social 
media, special events, and community visioning. 

 Facilitate cross-organizational coordination, intergovernmental relations, and legislative advocacy. 

 Coordinate City municipal court services (contracted with City of Forest Grove). 

Accomplishments 2023-2024 

 Hired new staff position to develop and maintain internal and community-facing communications through 
print and social media, City website, and other means, and to manage community engagement.  

 Attended Finance Officers Group meetings, Oregon Local Budget Law training, and the annual Oregon 
Government Finance Officers Association conferences. 

 Represented the City at local, regional and state government associations. 

 Completed 17th Annual Comprehensive Financial Report (ACFR). The Popular Annual Financial Report 
(PAFR) was furnished in English for the 13th year and Spanish for the 12th year. 

 Received 17th consecutive Government Finance Officers Association (GFOA) Distinguished Budget 
Presentation Award, 16th Annual Comprehensive Financial Report award and 12th Popular Annual 
Financial Report award, making Cornelius one of the few municipalities in the state to hold all three 
awards for financial reporting. 

 Directed and monitored organizational performance of City goals and objectives. 

 Continued monitoring the Cornelius Municipal Court operations contracted with Forest Grove. 

 Updated the 20-year Capital Improvement Program.  

 Established an Assistant City Manager position to enhance City leadership and oversee Business 
Operations. 

 Completed a Classification, Compensation, and Equity study of all City positions. 

 Updated the City Personnel Policies. 

 Established a communications and community engagement program. 

 Made improvements to public meeting and internal information technology and processes, including 
migration of City networking to the cloud, functional virtual public meetings, and improved internal 
virtual meetings. 

 Led the process to successfully replace the local option fire levy. 

 Continued to make substantial investments in City operations, plans, and equipment with one-time 
American Rescue Plan Act funding, including the new Drake Center public maker and meeting space. 

 Re-established the Cornelius Youth Advisory Council. 

 Led the development of Cornelius’s first community vision plan, Cornelius 2045. 
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Objectives 2024-2025 

The City Manager’s Office remains focused on supporting the City Council, community, and team of 
employees to meet the community’s needs and aspirations. 2025 will include major work and milestones 
including: 

 An update to the internal City Strategic Plan. 

 Year one of implementation of the new Cornelius 2045 community vision plan. (Goal 3) 

 Succession planning and change management resulting from several key staff retirements. (Goal 5) 

 Shift of the Gazette paper newsletter to U.S. Postal delivery to all City residences and businesses. 
(Goals 1 & 2) 

 Pursuit of the potential community and recreation center project funding. (Goal 5) 

 Implement approved Fire Department funding, staffing, and equipment changes. (Goal 4 & 5) 

 Continue to analyze the long-term City water supply options. (Goal 5) 

 Continue to identify and implement revenue and expense related actions that help to ensure long term 
fiscal health, with particular focus on the General Fund. (Goal 5) 

 Advocate for Cornelius businesses and economic development, including land supply. (Goal 5) 

 Assess the City’s emergency and resilience planning needs. (Goal 4) 

 Continue improvement in internal and external technology tools and resources. (Goals 1 & 2) 

 Submit Budget, Popular Annual Financial Report and the Annual Comprehensive Financial Report for 
GFOA Award. (Goal 2) 

EXPENDITURES 
Personnel Services 

The City Manager’s office is in the Internal Services Fund and is comprised of 6 full-time employees including 
the City Manager, Assistant City Manager – Business Operations, City Recorder, Communications and 
Community Engagement Manager, Accountant, and Accounting Technician.   

Materials and Services 

Education, Training and Dues include citywide dues and continuing education requirements for department 
staff.  

The Professional Services account provides funding for an array of consultants and contracted services 
essential to the administration of the City. These include auditors, city attorney, software applications and 
financial advisors. Banking fees continue to increase as more payments are received electronically. Property 
and liability insurance are both anticipated to increase. 
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Performance Measurements 

Finance    

Strategy Measure 
Actual 

2022-2023 
Estimate 

2023-2024 
Forecast 

2024-2025 
Maintain high levels of  
financial integrity 

Independent auditor 
opinion unqualified unqualified unqualified 
Number of auditor 
proposed adjustments 0 0 0 

Provide relevant, effective 
and timely information to 
users to facilitate decision 
making processes 

Percent of monthly reports 
distributed within five 
business days of month-end 100% 100% 100% 

    
Human Resources/Risk Management    

Strategy Measure 
Actual 

2022-2023 
Estimate 

2023-2024 
Forecast 

2024-2025 
Minimize work related 
accidents and maintain an 
excellent safety record 

Number of time loss days 
due to work related injury 54 0 0 

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Salaried 511,673$           545,958$           648,384$           686,124$           686,124$           -$           
Hourly -$                  -$                  -$                  -$                  -$                  -$           
Overtime -$                  -$                  -$                  -$                  -$                  -$           
Fringe Benefits 239,294$           243,125$           349,304$           359,846$           359,846$           -$           
PERSONNEL SERVICES 750,967$           789,083$           997,688$           1,045,970$        1,045,970$        -$           
Total Full Time Equivalent(FTE) 5.00 5.00 6.00 6.00 6.00
Operational Supplies 27,846$             29,606$             96,000$             96,000$             96,000$             -$           
Banking Fees 76,782$             96,967$             105,840$           117,840$           117,840$           -$           
Equipment - O&M -$                  619$                  1,500$               1,500$               1,500$               -$           
Dues, Education, Training 18,039$             18,054$             38,217$             32,360$             32,360$             -$           
Insurance 139,091$           160,772$           205,000$           218,500$           218,500$           -$           
Professional Services 183,870$           220,832$           213,830$           234,700$           234,700$           -$           
Rentals/Leases 12,170$             11,794$             12,280$             10,060$             10,060$             -$           
Advertising 40,571$             39,442$             40,500$             28,500$             28,500$             -$           
MATERIALS AND SERVICES 498,368$           578,086$           713,167$           739,460$           739,460$           -$           
TOTAL EXPENDITURES 1,249,336$        1,367,169$        1,710,855$        1,785,430$        1,785,430$        -$           
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Support Services-Public Works 
 
Mission Statement 

Provide consistent, efficient, and professional leadership and administrative services for the Public 
Works Department and City staff. 

Services Provided 

The Support Services Division of the Public Works Department is comprised of 3.0 full-time employees that 
assist with Public Works related programs and projects. 

EXPENDITURES 
Personnel Services 

Support Services is comprised of two full-time Support Specialists and one full-time Permit Specialist. Funds 
for this division are recouped from the Public Works funds through a cost allocation plan. 

Materials and Services 

No Materials and Services are budgeted. Expenses will be made to the appropriate Public Works funds. 

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Salaried 176,028$           170,165$           175,566$           209,892$           209,892$           -$           
Hourly -$                  -$                  -$                  -$                  -$                  -$           
Overtime -$                  -$                  -$                  -$                  -$                  -$           
Fringe Benefits 64,907$             59,916$             79,194$             79,754$             79,754$             -$           
PERSONNEL SERVICES 240,935$           230,081$           254,760$           289,646$           289,646$           -$           
Total Full Time Equivalent(FTE) 2.50 2.50 2.50 3.00 3.00
TOTAL EXPENDITURES 240,935$           230,081$           254,760$           289,646$           289,646$           -$           
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Information Technology 
 
Mission Statement 

Provide the highest quality information and technology-based services, in the most cost-effective 
manner, to facilitate the City’s mission. 

Services Provided 

Information Technology provides effective technology support for audio/visual, computer, multimedia, voice, 
video, and web-based applications and services to all City Departments. Most services in this Division are 
contracted out.

Accomplishments 2023-2024 

 Continued KnowBe4 anti-phishing and security training. 

 Continued transition to Windows 11 (75% machines transitioned as of April, 2024). 

 Move to non-expiring passwords and 2-factor authentication for .GOV accounts. 

 Completed the move of shared files from inside the network to cloud-based SharePoint.  

 Zero unplanned server downtime. 

 Continued monitoring and maintaining all City servers and PC’s. 

 Continued to replace and upgrade computer equipment to maintain capabilities in a systematic fashion.  

 Migrated all Cornelius systems to new anti-virus/web filtering (Microsoft).  

 Improved troubleshooting of web pages blocked by the web filters – this allows us to accurately allow 
“known good” websites instead of completely turning off the web filtering for short periods. 

 Improved public meeting tools and technology, including personal computers for City Councilors and 
Planning Commissioners, shift to Zoom Webinar and enhanced security for hybrid meetings, and 
development of related conference room technology. 

Objectives 2024-2025 

 Complete migration to Windows 11. (Goal 5) 

 Decommission 3 of 4 servers physically at the City. (Goal 5) 

 Migrate PCs off the CITYOFCORNELIUS logins to purely .GOV logins. (Goal 5) 

 Enable Cornelius to deploy new PCs without additional IT support. (Power up, log in, done!) (Goal 5) 

 Continue to enhance usability of the City webpage. (Goal 1) 

 Continue to improve City internet performance. (Goal 1) 
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 Explore the potential to shift the main City campus (City Hall, Library, and Public Safety buildings) to 
dark fiber. (Goal 1) 

BUDGET NARRATIVE 
This Division was created to facilitate effective, innovative, contemporary and accessible technology in 
computing, media and telephone services to help Cornelius staff effectively meet their goals. To accomplish 
this, Information Technology (IT) works collaboratively with all departments to provide empowerment of the 
individual through the use of technology.  

The City is a member of the Broadband Users Group (BUG), a multi-jurisdictional group comprised of most 
public agencies in Washington County. Internet service is carried over a Comcast fiber network. The City 
uses a service contract for internal network management for the services to the Police, City Hall and Kodiak 
facility servers. The expense of Internet service and the BUG services is off-set by a grant from the 
Metropolitan Area Communications Commission (MACC). The BUG maintains the integrity of the entire 
interagency network with appropriate firewalls and dedicated servers for various functions.   

Revenue for this group of accounts comes from allocating expenses to each of the other operating funds 
based upon the number of computers and employees associated with each fund.   

EXPENDITURES 
Materials and Services 

Some of the planned purchases for FY2025 include: 

PCs $4,800 Replacement PCs for outdated systems (4 PCs) 

Server upgrades $1,000 Replace network gear 

Server hardware/software $4,000 Allows for updated hardware, software and renewals on all city 
servers and PCs as necessary 

 

 

 

 

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Equipment - O&M 9,925$               10,657$             11,300$             9,800$               9,800$               -$           
Professional Services 39,476$             37,614$             56,200$             65,625$             65,625$             -$           
MATERIALS AND SERVICES 49,401$             48,271$             67,500$             75,425$             75,425$             -$           
TOTAL EXPENDITURES 49,401$             48,271$             67,500$             75,425$             75,425$             -$           
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Facilities 
 
Mission Statement 

Provide maintenance of all City of Cornelius buildings – Civic Center, Library, Public Safety, and Community 
Development/Public Works. 

 

Services Provided 

Our 2024-2025 budget will cover basic maintenance of Cornelius buildings.  

Accomplishments 2023-2024 

In addition to ongoing maintenance, projects included the following:   

 Continued use of contracted janitorial services. (Goal 5) 

 Conducted regular preventative maintenance. (Goal 5) 

 Began the Drake Learning Center project at the Library. (Goal 5) 

 Began design of residing, roof replacement, and seismic upgrades at City Hall. (Goal 5) 

 Completed HVAC improvements at City Hall. (Goal 5) 

 Replaced the flooring in the briefing room at the Police Department. (Goal 5) 

Objectives 2024-2025 

 Continue to keep facilities up to date and safe for employees  and members of the community. (Goal 
4 & 5) 
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 Complete the Facilities Master Plan. (Goal 5) 

 Continue studying the Community Center needs. (Goal 3 & 5) 

 Replace aging HVAC units as needed. (Goal 5) 

 Conduct a space study of the Public Safety Building to determine future upgrade needs. (Goal 5) 

BUDGET NARRATIVE 
This Public Works Division is structured to oversee the maintenance and improvement of City buildings, which 
include the Civic Center, Public Safety, Library, and Kodiak Circle buildings and grounds. The expenses for 
these services are recouped through allocated charges to other funds. 

REVENUE 
Allocations from the General Fund and utility funds provide the revenue for this Division. 

EXPENDITURES 
Personnel Services 

One Facilities Maintenance II position is fully funded in Personnel Services.   

Materials and Services 

The primary expenditure of this unit consists of utilities and janitorial services. The residual funds are 
allocated towards alarm monitoring systems, HVAC upkeep, generator maintenance, elevator servicing, 
safety measures, routine maintenance and further repairs for City facilities.   

Capital Outlay 

In this fund, capital projects for facilities are budgeted, with 
transfers received from the relevant funds to meet expenses. 
Allocating these projects within this fund enables us to 
accurately assess the total cost of a facility. Below are the 
proposed capital projects for the fiscal year 2024-2025: 

• $15,000 for a space study of the Public Safety 
building. (ARPA funds-budgeted in General Fund) 

• $15,000 for HVAC replacement. 

• $50,000 for replacement of a pickup. 

Cornelius Public Works &  
Community Development 
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Performance Measures Actual Estimate Forecast 

Strategy Measure 2022-2023 2023-2024 2024-2025 

Efficiently maintain all City 
buildings maximizing 
length of service. 

Total square footage 
maintained by Facilities staff 

65,400 sq 
ft 

65,400 sq 
ft 

65,400 sq 
ft 

Provide safe facilities Number of safety hazards 
identified and corrected 4 6 5 

Minimize after-hour 
emergency repairs by 
proactively maintaining 
facilities and equipment. 

Number of after-hour call-
outs for emergency facility 
repairs or maintenance 

5 3 6 

The Safety Committee conducts quarterly inspections to identify and address potential safety hazards. 
Identified issues are promptly reported to Facilities staff for corrective action. Additionally, Facilities staff 
coordinates routine inspections of fire extinguishers and fire alarms. 

There are four City buildings. Basic maintenance is performed in-house by 1 FTE, with limited outside 
contracted resources.  
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Non-Departmental, Other/Debt 
 
Mission Statement 

Present the non-departmental expenses associated with the Internal Service Fund in a common location. 

Services Provided 

This is a minor portion of the Internal Service Fund used to account for a small amount of contingency, account 
transfers and other expenses not classified elsewhere. 

Objectives 2024-2025 

Our goal is to keep the amount transferred for overhead at a minimum while not burdening other funds.  

BUDGET NARRATIVE 
The General Fund purchases overhead and administrative support from the Internal Services Fund. It covers 
the supervision of the General Fund Departments by the City Manager, services of the Finance office, 
insurance, utilities and building maintenance. 

REVENUE 

This is an element of the Internal Services Fund without specific funding sources.  

EXPENDITURES 
Materials and Services 

City-wide employment training is included in this section and some funding for employee recognition. 

 

*Contingency includes funding for future Capital Improvement Projects (CIP). Those items are outlined above, and more 
details are located in the CIP section of the budget document.  

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Dues, Education, Training -$                  1,240$               2,000$               2,000$               2,000$               -$           
Employee Recognition 1,412$               1,726$               2,000$               2,000$               2,000$               -$           
MATERIALS AND SERVICES 1,412$               2,966$               4,000$               4,000$               4,000$               -$           
Contingency* -$                  -$                  95,046$             25,353$             25,353$             -$           

Equipment Replacement 715$                 715$                 
Unallocated Contingency* 24,638$            24,638$            

Unappropriated 370,827$           310,343$           -$                  -$                  -$                  -$           
TOTAL EXPENDITURES 372,239$           313,309$           99,046$             29,353$             29,353$             -$           
TOTAL INTERNAL SERVICE
EXPENDITURES

2,444,187$        2,499,294$        2,948,906$        2,904,864$        2,904,864$        -$           
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Surface Water Management 
 
Mission Statement 

To provide 24-hour storm water drainage, water quality, and surface water management services for 
the Cornelius community, through the revenues of the Surface Water Management Fund.

 

Services Provided 

The Surface Water Management (SWM) division is dedicated to protecting properties from flooding and 
preventing stream pollution by maintaining the City’s stormwater conveyance system and treatment facilities. 
The City manages the majority of these services, with additional support form Clean Water Services (CWS), 
the regional wastewater agency. This comprehensive program encompasses the following key services: 
development engineering, public works engineering, and operations and maintenance.  

Development Engineering: 

 Issue Services Provider Letters for low-impact development projects. 

 Collaborate with CWS to review all development and business plans, ensuring compliance with City 
Regulations and minimizing stormwater impact.  

 Review monthly stormwater management fees and system development charges for new projects, 
promoting responsible resource management. 

 Inspect the construction of water quality and quantity facilities to ensure proper function and 
compliance. 

 Guide developers in evaluating existing drainage capacity and master plan requirements, 
facilitating informed site planning. 

 Conduct ongoing inspections on construction sites to ensure adherence to erosion control regulations. 

 Represent Cornelius at monthly meetings with CWS, fostering effective collaboration. 
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Public Works Engineering: 

 Maintain comprehensive maps of the city’s stormwater system for efficient maintenance and strategic 
planning.  

 Identify and design solutions for existing system issues, ensuring continued functionality and 
compliance. 

 Provide monthly and annual reports to CWS, demonstrating adherence to the agreed-upon 
Intergovernmental Agreement (IGA). 

 Maintain comprehensive records and manage programs for cleaning and inspecting main lines and 
catch basins, as stipulated by the IGA. 

 Track and manage routine maintenance for surface water quality facilities, ensuring optimal 
performance. 

 Administer the program to identify, acquire, design, and construct regional water quality facilities, 
enhancing overall system effectiveness. 

 Inspect private stormwater facilities and collaborate with owners to ensure compliance with state 
permit requirements. 

Operations and Maintenance: 

 Implement a regular cleaning schedule, including annual cleaning of all catch basins, six-year 
cleaning of main lines, and eight-year televising of the entire system, to ensure optimal drainage 
functionality. 

 Control vegetation in drainage ditches, maintain street gutters as needed, and clean inlets and 
outlets before and after major storms for efficient water flow. 

 Provide emergency services for stormwater flooding events, minimizing potential damage and 
ensuring public safety. 

 Participate in West Nile Virus surveillance activities, contributing to community well-being. 

 Coordinate street sweeping with the Operations Division and manage yard debris recycling 
program, maintaining a clean environment. 

 Maintain all publicly owned surface water quality facilities. 

 Represent Cornelius at monthly coordination meetings with Washington County, promoting 
collaborative efforts in stormwater management. 

Accomplishments 2023-2024 

 Achieved a 100% cleaning rate (1,241 cleaned) of catch basins, ensuring efficient stormwater 
drainage and minimizing potential flooding risks. (Goal 5) 

 Cleaned and Televised 24% of storm drain mainline, identifying and addressing potential issues 
within the system. (Goal 5) 

 Reviewed engineering designs and inspected all development projects to guarantee compliance with 
City and regional (CWS) design and construction standards, fostering proper stormwater 
management practices in new developments. (Goals 4 & 5) 
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 Maintained ongoing inspection and public education programs for 
private surface water facility owners, promoting responsible 
maintenance and compliance with regulations. (Goal 5) 

 Replaced 7 unsumped catch basins with new sumped models, 
enhancing drainage efficiency. (Goal 5) 

 Replaced 105 linear feet of damaged storm line, contributing to a 
more resilient system. (Goal 5) 

Objectives 2024-2025 

 Maintain a 100% catch basin cleaning rate. (Goal 5) 

 Clean 15% of the Storm Conveyance system. (Goal 5) 

 Televise 15% of storm drain mainline system. (Goal 5) 

 Review engineering designs and inspect all development projects 
for compliance with regional standards, streamlining processes where 
applicable for low-impact projects. (Goals 4 & 5) 

 Issue Service Provider letters for projects not impacting sensitive areas within the City. (Goal 5) 

 Conduct inspections of at least 25% of private storm water quality facilities and continue programs to 
bring non-compliant facilities to an acceptable standard, promoting responsible management 
practices. (Goal 5) 

 Ensure all City-owned water quality facilities are serviced a minimum of six times per year, 
guaranteeing their proper upkeep and effectiveness. (Goal 5) 

 Televise 100% of the newly added storm water conveyance system with recent development, 
identifying potential problems in new infrastructure. (Goal 5) 

 Replant and renew the Storm Water Quality Facility at 4th & N Davis, improving its effectiveness in 
stormwater treatment. (Goal 5) 

 As part of the fiscal year paving project, replace unsumped catch basins with advanced sumped 
models, further improving drainage efficiency and system resilience. (Goal 5) 

BUDGET NARRATIVE 

The principal focus will be on routine maintenance to ensure that the highest water quality standards are 
met with minimal flooding or back-ups.  

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Net Working Capital 1,226,610$        1,603,860$        1,949,391$        1,945,827$        1,945,827$        -$           
Interest 6,837$               48,900$             15,000$             40,000$             40,000$             -$           
Surface Water Management 1,207,726$        1,241,068$        1,268,126$        1,324,860$        1,324,860$        -$           
Miscellaneous -$                  2,965$               -$                  -$                  -$                  -$           
Gain on Sale of Assets 1,291$               156$                  -$                  -$                  -$                  -$           
General Fund Transfer 40,800$             29,055$             20,000$             20,000$             20,000$             -$           
Allocated Revenue 58,909$             51,595$             49,614$             45,557$             45,557$             -$           
TOTAL REVENUE 2,542,173$        2,977,599$        3,302,131$        3,376,244$        3,376,244$        -$           

Trimming growth in a 
Water Quality Facility.  
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EXPENDITURES  

Materials and Services 

The Public Works Department is committed to delivering essential services to the community in a cost-
effective and sustainable manner, including in the SWM division. However, various external factors can 
impact our operational costs and require proactive management strategies. 
 
Potential cost drivers include: 

 Consistent increases in prices for essential materials like fuel, pipes, and related supplies may lead 
to higher operational expenses. 

 Assuming responsibility for the maintenance of additional water quality facilities each year, as 
stipulated by regulations and agreements with Clean Water Services, could result in increased costs 
for materials and services. 

 

 

*Contingency includes funding for future Capital Improvement Projects (CIP). Those items are outlined above, and more details are 
located in the CIP section of the budget document. 

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Salaried 79,096$             99,876$             116,933$           124,709$           124,709$           -$           
Hourly -$                  -$                  -$                  -$                  -$                  -$           
Overtime 1,724$               2,396$               7,000$               7,000$               7,000$               -$           
Fringe Benefits 42,513$             49,127$             75,523$             51,517$             51,517$             -$           
PERSONNEL SERVICES 123,333$           151,399$           199,456$           183,226$           183,226$           -$           
Total Full Time Equivalent(FTE) 2.00 2.00 2.00 2.00 2.00
Operational Supplies 23,430$             22,029$             27,300$             27,300$             27,300$             -$           
Equipment - O&M 38,005$             39,794$             105,000$           105,000$           105,000$           -$           
Dues, Education, Training 210$                  13,404$             7,250$               7,250$               7,250$               -$           
Professional Services 22,118$             5,092$               30,800$             40,350$             40,350$             -$           
Uniforms & Protective Gear 976$                  1,442$               1,550$               1,550$               1,550$               -$           
Intergovernmental Services 195,295$           206,238$           225,331$           237,715$           237,715$           -$           
In Lieu Franchise to GF 60,931$             61,931$             63,406$             66,243$             66,243$             -$           
MATERIALS AND SERVICES 340,965$           349,930$           460,637$           485,408$           485,408$           -$           
Building & Improvements - Oper 109$                  -$                  5,000$               55,000$             55,000$             -$           
Equipment - Operations -$                  10,686$             382,400$           33,500$             33,500$             -$           
CAPITAL OUTLAY 109$                  10,686$             387,400$           88,500$             88,500$             -$           
Allocated Exp-General Fund 60,809$             61,825$             66,362$             5,703$               5,703$               -$           
Allocated Exp-ISF Fund 316,197$           357,181$           404,465$           467,041$           467,041$           -$           
Allocated Exp-Utility Funds 96,900$             97,186$             122,927$           137,957$           137,957$           -$           
TRANSFERS & ALLOCATIONS 473,906$           516,192$           593,754$           610,701$           610,701$           -$           
Contingency* -$                  -$                  1,660,884$        2,008,409$        2,008,409$        -$           

Building/Facility Upgrades 166,668$          166,668$          
Equipment Replacement 69,719$            69,719$            

Vehicle Replacement 96,210$            96,210$            
Unallocated Contingency 1,675,812$       1,675,812$       

Unappropriated 1,603,860$        1,949,391$        -$                  -$                  -$                  -$           
TOTAL EXPENDITURES 2,542,173$        2,977,599$        3,302,131$        3,376,244$        3,376,244$        -$           
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Performance Measurements 

  Actual Estimate Forecast 

Strategy Measure 2022-2023 2023-2024 2024-2025 

Clean, televise, and 
inspect storm water 
conveyance system 
components 

Number of catch basins 1,241 1,241 1,251 
Number of linear feet cleaned 28% 17% 17% 
Number of linear feet televised 43,500 30,000 30,000 
Percentage of system televised 24% 17% 17% 

 

Goal – To provide 24-hour storm water drainage, water quality, and surface water management services 
throughout the community, consistent with the requirements of the regional surface water management 
agency, Clean Water Services.  

 

 

  

Staff cleaning a 
Storm Drain 

Laurel Woods Water Quality Facility 
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Water 
 
Mission Statement 

Provide 24-hour domestic and fire-flow water service at a high degree of reliability to all water 
customers of the City of Cornelius. 

 

Services Provided 

Our services encompass a comprehensive range of engineering and construction expertise, including 
development engineering, public works engineering, system construction, operations and maintenance, and 
capital project execution.  

Development Engineering:  

 All developments and businesses undergo rigorous review by our team to ensure compliance with city 
regulations and proper integration with existing infrastructure. 

 Accurately calculate System Development Charges (SDCs), which are fees levied on new developments 
to offset the cost of expanding and maintaining public infrastructure, including the water system. 

 Inspect water line construction projects to guarantee that they meet established safety and quality 
standards. 

 Collaborate with designers and developers by providing accurate and timely information on the 
location of existing water lines.  

The City maintains a partnership with the City of Hillsboro, our wholesale water supplier since 1941. This 
close collaboration ensures efficient water system supply & management and facilitates a seamless 
experience for developers and businesses.  
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Public Works Engineering: 

 Maintain and update detailed maps of the city’s water system, enabling efficient resource allocation 
and informed decision-making. 

 Proactively identify and address existing issues within the water system. Develop comprehensive plans 
and specifications for projects that effectively address problems, enhancing overall system reliability 
and performance.  

 To accommodate anticipated growth, conduct in-depth analyses to identify potential future hydraulic 
restrictions. This allows staff to proactively scope and cost anticipated required projects, ensuring the 
system’s capacity to meet future demands.  

 Maintaining and update the water CIP, which serves as a roadmap for strategically investing in critical 
infrastructure projects.  

 Seek to evaluate and implement innovative maintenance technologies, continuously improving the 
efficiency and effectiveness of our operations.   

Operations and Maintenance:  

The Public Works Operations division is responsible for 
the day-to-day care and efficient operation of the 
City's water system. Our dedicated team members 
fulfill a diverse range of crucial tasks, ensuring the 
consistent delivery of safe, high-quality water to our 
community. Primary responsibilities include: 

 Address water leaks by repairing them promptly. 
Proactively replace aging water lines to minimize 
the risk of future disruptions. 

 Conduct monthly meter readings to accurately 
track water usage, forming the basis for the 
monthly utility billing process. 

 Collect and analyze water quality samples to ensure compliance with stringent regulations and 
maintain the highest standards of public health. 

 Monitor the water disinfection process to guarantee the continued effectiveness of safeguarding 
against harmful pathogens. 

 Oversee the operation of the ASR (Aquifer Storage and Recovery) system and the city's reservoirs, 
ensuring optimal water storage and distribution. 

 Perform regular maintenance on valves and hydrants to ensure their proper functionality and 
readiness for emergency service. 

 Post public notifications and manage water meter turn-on and turn-off requests. 

 Maintain comprehensive maintenance records for all system components; ensuring historical data is 
readily available for informed decision-making. 

 Conduct annual testing and calibration of all large meters to guarantee accurate water usage data. 

Utility crew replacing water service line. 
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Accomplishments 2023-2024 

 Continued leak detection surveys identified and repaired leaks, minimizing water loss and system 
disruptions. (Goal 5) 

 Met or exceeded all state-mandated water quality testing and reporting requirements, including 
lead/copper testing, monitoring for disinfection byproducts (halo acetic acids (HAA) and 
Trihalomethanes (THM)), and regular chlorine residual and bacteria sampling. (Goal 4) 

 Reviewed engineering designs and inspected development projects to ensure adherence to City 
standards, safeguarding the long-term integrity of the water infrastructure. (Goals 4 & 5) 

 Continued monitoring of unaccounted-for water loss, maintaining a water loss target of 10% or less to 
optimize system efficiency. (Goal 5) 

 Continued monitoring and executing updates to the Supervisory Control and Data Acquisition (SCADA) 
system ensured the security of the City’s water infrastructure.  (Goals 4 & 5) 

 Flow tested all fire hydrants to ensure their functionality and readiness of emergencies. (Goals 4 & 5) 

 Completed design for Phase 5 (South-Central Cornelius) of the City’s water main replacement program. 
This initiative strategically replaces corroded steel water mains with more durable PVC pipes, minimizing 
water loss and enhancing the integrity of the water infrastructure. (Goal 5) 

 Successfully injected an additional 35 million gallons of water into the existing ASR system during winter 
months, bringing total storage capacity to 67 million gallons. This strategic water storage and extraction 
process helps meet peak summer demand and enhances overall water resource management. (Goal 5) 

Objectives 2024-2025 

 Continuously review engineering designs and inspect all development projects to guarantee adherence 
to established City Public Works design standards. This ensures the long-term integrity and functionality 
of the water infrastructure. (Goals 4 & 5) 

 Conduct flow tests on all fire hydrants to verify their proper operation and readiness for emergency 
services. (Goals 4 & 5) 

 Persist with regular leak detection surveys throughout the water system. This proactive approach aims 
to minimize water loss caused by aging infrastructure, promoting system efficiency and resource 
conservation. (Goal 5) 

 Continue construction on the new booster station at Water Park, enhancing system capacity and 
reliability to meet increasing demands. (Goal 5) 

 Start the required lead pipe survey and inventory of the water system. (Goals 4 & 5) 

 Construct Phase 5 of the water main replacement program. This ongoing initiative aims to minimize 
water loss, improve system longevity, and ensure the continued delivery of safe and reliable drinking 
water. (Goals 4 & 5) 
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 Design Phase 6 of the water main replacement program which involves designing plans for the strategic 
replacement of aging water mains with more durable materials.  (Goal 5) 

BUDGET NARRATIVE 

The principal focus will be on routine maintenance and necessary development infrastructure to ensure the 
highest water quality standards are met.  

 

EXPENDITURES  

Materials and Services 

While the Public Works Water Division strives to ensure efficient and sustainable water resource 
management, certain external factors pose potential cost-related challenges: 

 Fluctuating Material Costs: Continued price increases for essential materials such as fuel, pipes, and 
related supplies could potentially lead to higher operational expenses. 
 

 Wholesale Water Costs: The City purchases water from the wholesale provider, City of Hillsboro. 
Fluctuations in their pricing could impact operational costs for our Division. 
 

 Development Impact Fees (SDCs): SDCs collected from new construction projects contribute to funding 
the expansion and maintenance of the water infrastructure. These fees are passed through to the City 
of Hillsboro, who provide the wholesale water supply. 

The Public Works Water Division is committed to proactive financial management practices. We 
continuously monitor operational costs, explore cost-saving opportunities, and maintain transparent 
communication with our partners and stakeholders to navigate these potential challenges and ensure the 
continued affordability and sustainability of our water services. 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Net Working Capital 2,810,609$        2,871,858$        3,798,374$        4,295,509$        4,295,509$        -$           
Interest 16,856$             93,327$             30,000$             80,000$             80,000$             -$           
System Development Fees 1,582,377$        586,844$           269,054$           2,059,349$        2,059,349$        -$           
Public Works Permits 163,506$           203,311$           351,220$           71,025$             71,025$             -$           
Water 2,914,841$        3,280,174$        3,360,000$        3,360,000$        3,360,000$        -$           
Late Fees -$                  -$                  60,000$             -$                  -$                  -$           
Connection Fees 40,000$             46,055$             31,500$             31,500$             31,500$             -$           
Meter Fees 121,500$           32,900$             18,650$             93,750$             93,750$             -$           
Miscellaneous 204$                  7,074$               -$                  -$                  -$                  -$           
Gain on Sale of Assets 1,291$               156$                  -$                  -$                  -$                  -$           
Fixed Asset - Water Fund Trans 104,155$           128,912$           1,012,500$        817,499$           817,499$           -$           
TOTAL REVENUES 7,755,339$        7,250,612$        8,931,298$        10,808,632$      10,808,632$      -$           
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*Contingency includes funding for future Capital Improvement Projects (CIP). Those items are outlined above, and more details are 
located in the CIP section of the budget document.  
 

Performance Measures Actual Estimate Forecast 

Strategy Measure 2022-
2023 

2023-
2024 

2024-
2025 

Perform water quality 
testing to meet State 
and Federal Standards 

Percentage attainment of 
“finished water quality” standards 100% 100% 100% 

Reduce water loss Number of service lines replaced 12 10 10 
Number of water leak repairs 13 12 12 

 
Goal – To provide 24-hour domestic and fire flow water service at a high degree of reliability to all 
water customers of the City of Cornelius. 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Salaried 70,355$             66,608$             65,321$             69,533$             69,533$             -$           
Hourly -$                  -$                  -$                  -$                  -$                  -$           
Overtime 3,002$               4,854$               7,000$               7,000$               7,000$               -$           
Fringe Benefits 37,423$             36,838$             48,588$             51,036$             51,036$             -$           
PERSONNEL SERVICES 110,780$           108,300$           120,909$           127,569$           127,569$           -$           
Total Full Time Equivalent(FTE) 1.00 1.00 1.00 1.00 1.00
Operational Supplies 131,324$           125,604$           140,500$           93,500$             93,500$             -$           
Equipment - O&M 39,009$             55,663$             40,800$             50,400$             50,400$             -$           
Dues, Education, Training 13,476$             11,360$             13,450$             15,250$             15,250$             -$           
Professional Services 240,521$           151,638$           299,550$           300,100$           300,100$           -$           
Uniforms & Protective Gear 1,280$               2,651$               775$                  775$                  775$                  -$           
Intergovernmental Services 2,458,011$        1,616,938$        1,229,054$        3,019,349$        3,019,349$        -$           
InLieu Franchise to GF 152,268$           157,217$           168,000$           168,000$           168,000$           -$           
Utility Rebates & Incentives -$                  1,166$               2,000$               2,000$               2,000$               -$           
MATERIALS AND SERVICES 3,035,887$        2,122,236$        1,894,129$        3,649,374$        3,649,374$        -$           
Building & Improvements - Oper 216,617$           257,824$           2,005,000$        1,624,998$        1,624,998$        -$           
Bldg& Improv-Waterline Replace 604,340$           588$                  25,000$             500,000$           500,000$           -$           
Equipment - Operations -$                  10,688$             57,400$             347,500$           347,500$           -$           
CAPITAL OUTLAY 820,957$           269,100$           2,087,400$        2,472,498$        2,472,498$        -$           
ASR - Principal 77,746$             80,078$             82,481$             84,955$             84,955$             -$           

December 2024 | $84,955
ASR - Interest 58,582$             56,249$             53,848$             51,373$             51,373$             -$           

December 2024 | $51.373
DEBT SERVICE 136,327$           136,327$           136,329$           136,328$           136,328$           -$           
Allocated Exp-General Fund 120,957$           122,485$           131,372$           178,996$           178,996$           -$           
Allocated Exp-ISF Fund 394,393$           439,277$           493,390$           579,877$           579,877$           -$           
Allocated Exp-Utility Funds 264,180$           254,513$           274,586$           277,942$           277,942$           -$           
TRANSFERS & ALLOCATIONS 779,530$           816,275$           899,348$           1,036,815$        1,036,815$        -$           
Contingency* -$                  -$                  3,793,183$        3,386,048$        3,386,048$        -$           

Building/Facility Upgrades 300,000$          300,000$          
Equipment Replacement 38,887$            38,887$            

Vehicle Replacement 213,968$          213,968$          
Unallocated Contingency 2,833,193$       2,833,193$       

Unappropriated 2,871,858$        3,798,374$        -$                  -$                  -$                  -$           
TOTAL EXPENDITURES 7,755,339$        7,250,612$        8,931,298$        10,808,632$      10,808,632$      -$           
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Sanitary Sewer 
 
Mission Statement 

Provide dependable 24-hour sanitary wastewater services for all houses and buildings in the community 
by efficiently operating and maintaining approximately 38 miles of sanitary sewerage facilities 
consistent with the requirements of the regional wastewater agency, Clean Water Services (CWS). 

 

Services Provided 

The Sanitary Sewer Division plays a vital role in protecting public health and the environment by 
maintaining and managing the city’s sanitary sewer system. This comprehensive program encompasses 
four key services areas. 

Development Engineering: 

 Collaborate with Clean Water Services (CWS) to review all development and business plans, 
ensuring adherence to City regulations and minimizing impact on the sanitary sewer system.  

 Calculate system development charges (SDCs) to finance the construction and maintenance of the 
system, ensuring responsible growth management. 

 Inspect sanitary sewer construction projects to guarantee quality and compliance with established 
standards. 

 Locate service lines and provide technical guidance to designers and developers, facilitating 
informed project planning. 

 Represent Cornelius at monthly meetings with CWS, fostering effective collaboration and 
knowledge sharing. 
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Operations and Maintenance: 

 Clean all sanitary sewer mainlines every six years and conduct full-system televising every eight 
years, ensuring optimal system functionality and prompt identification of potential issues.  

 Provide emergency response services for backed-up or failed sanitary systems, minimizing 
inconvenience and potential health risks. 

 Maintain comprehensive records of routine cleaning activities and conduct regular inspections of 
critical valves and high-maintenance lines, promoting proactive and data-driven maintenance 
strategies. 

Public Works Engineering: 

 Maintain accurate and up-to-date maps of the City’s sanitary sewer system, facilitating efficient 
maintenance and strategic planning. 

 Identify existing problem areas within the system and develop solutions through detailed analyses 
and cost estimates, ensuring long-term system integrity. 

 Proactively identify potential future hydraulic limitations due to anticipated growth, preparing 
cost estimates and project scopes to address future infrastructure needs. 

 Maintain and update the CIP for sanitary sewer projects, ensuring long-term planning and 
responsible budgeting for system upgrades and expansion. 

 Provide annual and monthly reports to CWS, demonstrating continuous adherence to the agreed-
upon Intergovernmental Agreement (IGA). 

 Assist the Public Works Director in evaluating and implementing innovative maintenance 
technologies, promoting operational efficiency and cost-effectiveness. 

Capital Projects: 

Capital projects are a crucial aspect of sanitary sewer system management. These projects involve 
constructing or rehabilitating major infrastructure components, such as pipelines, pump stations, and 
treatment facilities. They are essential for maintaining system capacity, addressing growth demands, 
and ensuring continued compliance with environmental regulations. 

Accomplishments 2023-2024 

 Cleaned 56% of sanitary sewer system and 
televised 3% for proactive maintenance and 
problem identification. (Goal 5) 

 Reviewed engineering design and inspected all 
development projects to ensure adherence to City 
and regional engineering and construction 
standards. (Goals 4 & 5) 

 Continued the Fats, Oils, and Grease (FOG) 
program to monitor and inspect local food service 

Laurel Woods Sanitary Sewer System Installation 
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establishments, promoting responsible waste disposal practices and reducing blockages within the 
system. (Goal 5) 

 Purchased sewer cleaner combo truck as part of the vehicle replacement program. (Goal 5) 

 Upgraded TV Truck components, including a newer model camera, to improve the capability of 
televising the sanitary sewer system. This investment empowers the division to perform more thorough 
inspections, allowing for quicker identification and resolution of potential issues within the sewer 
system, contributing to its efficiency and overall health. (Goal 5) 

 Designed the sanitary sewer replacement for the failing system on Fawn Street, between 10th and 
12th Avenues, addressing critical infrastructure needs. (Goal 5) 

Objectives 2024-2025 

 Review engineering designs and inspect all development projects to ensure adherence to City and 
regional engineering and construction standards. (Goals 4 & 5) 

 Clean, televise and evaluate 25% of system and problem areas as needed. (Goal 5) 

 Continue Fats, Oils, and Grease (FOG) Program to reduce blockages and problems in private and 
public systems. (Goal 5) 

 Televise the sanitary sewer main lines in all the new subdivisions prior to the one-year warranty 
period. (Goal 5) 

 Construct the replacement sanitary sewer line for the failing system on Fawn Street, between 10th 
and 12th Avenues. (Goal 5) 

BUDGET NARRATIVE 

The principal focus will be on routine maintenance and completion of needed capital projects. 

 

EXPENDITURES 

Personnel Services 

This recommended budget continues to fund the same level of services as we offer currently and 
additional requirements of the FOG program, including the utility staff and supportive equipment, 
materials and services.   

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Net Working Capital 1,299,367$        1,527,041$        1,902,481$        2,120,789$        2,120,789$        -$           
Interest 7,386$               48,271$             15,000$             40,000$             40,000$             -$           
System Development Fees 1,460,315$        1,073,650$        251,750$           251,750$           251,750$           -$           
Sewer 3,248,819$        3,582,140$        3,600,000$        4,080,000$        4,080,000$        -$           
Industrial User Fee 2,769$               3,263$               2,400$               2,400$               2,400$               -$           
Gain on Sale of Assets 1,291$               156$                  -$                  -$                  -$                  -$           
Fixed Asset - Sewer Fund Trans -$                  -$                  -$                  62,500$             62,500$             -$           
Allocated Revenue 52,891$             55,308$             67,870$             79,424$             79,424$             -$           
TOTAL REVENUES 6,072,838$        6,289,830$        5,839,501$        6,636,863$        6,636,863$        -$           
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Materials and Services  

This budget anticipates providing the same level of service as last fiscal year. 

Capital Outlay 

Complete the Fawn St. sanitary sewer project. Some capital costs are split between multiple funds. 

 

*Contingency includes funding for future Capital Improvement Projects (CIP). Those items are outlined above, and more details are 
located in the CIP section of the budget document. 

Performance Measures Actual Estimate Forecast 

Strategy Measure 2022-2023 2023-2024 2024-2025 

Operate and maintain 
approximately 32 miles 
of sanitary sewerage 
facilities 

Number of linear feet cleaned 123,000 134,000 150,000 
Percentage of system cleaned 56% 61% 69% 
Number of linear feet televised 7,400 30,000 30,00 
Percentage of system televised 3% 14% 14% 

Public Works aims to provide dependable 24-hour sanitary wastewater services for all houses and 
buildings in the city consistent with the requirements of the regional wastewater agency, Clean Water 
Services (CWS). 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Salaried 124,713$           147,755$           158,321$           168,353$           168,353$           -$           
Hourly -$                  -$                  -$                  -$                  -$                  -$           
Overtime 306$                  361$                  3,500$               3,500$               3,500$               -$           
Fringe Benefits 74,241$             88,027$             103,737$           110,711$           110,711$           -$           
PERSONNEL SERVICES 199,260$           236,144$           265,558$           282,564$           282,564$           -$           
Total Full Time Equivalent(FTE) 2.00 2.00 2.00 2.00 2.00
Operational Supplies 10,881$             16,687$             43,500$             43,500$             43,500$             -$           
Equipment - O&M 19,973$             21,512$             23,500$             23,500$             23,500$             -$           
Dues, Education, Training 1,004$               916$                  7,200$               7,200$               7,200$               -$           
Professional Services 24,567$             28,826$             45,800$             55,350$             55,350$             -$           
Uniforms & Protective Gear 918$                  1,501$               775$                  775$                  775$                  -$           
Intergovernmental Services 3,655,098$        3,375,525$        3,121,680$        3,121,680$        3,121,680$        -$           
In Lieu Franchise to GF 164,100$           177,952$           180,000$           204,000$           204,000$           -$           
MATERIALS AND SERVICES 3,876,539$        3,622,919$        3,422,455$        3,456,005$        3,456,005$        -$           
Building & Improvements - Oper -$                  14,875$             70,000$             160,000$           160,000$           -$           
Equipment - Operations -$                  11,186$             382,400$           163,500$           163,500$           -$           
CAPITAL OUTLAY -$                  26,061$             452,400$           323,500$           323,500$           -$           
Allocated Exp-General Fund 65,993$             66,842$             71,790$             14,436$             14,436$             -$           
Allocated Exp-ISF Fund 300,741$           341,570$           386,395$           444,024$           444,024$           -$           
Allocated Exp-Utility Funds 103,264$           93,813$             105,046$           104,532$           104,532$           -$           
TRANSFERS & ALLOCATIONS 469,998$           502,225$           563,231$           562,992$           562,992$           -$           
Contingency* -$                  -$                  1,135,857$        2,011,802$        2,011,802$        -$           

Building/Facility Upgrades 366,717$          366,717$          
Equipment Replacement 54,952$            54,952$            

Vehicle Replacement 279,983$          279,983$          
Unallocated Contingency 1,310,150$       1,310,150$       

Unappropriated 1,527,041$        1,902,481$        -$                  -$                  -$                  -$           
TOTAL EXPENDITURES 6,072,838$        6,289,830$        5,839,501$        6,636,863$        6,636,863$        -$           
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STREET AND PATHWAY                              Street and Pathway 
 

Street and Pathway 
 
Mission Statement 

Provide design, construction and maintenance services to ensure safe and dependable streets for the 
City of Cornelius that includes approximately 41 miles of roads using modern technology and standards. 

 

 
Services Provided 

The Streets and Pathways Division plays a vital role in maintaining and improving the city’s road network, 
ensuring safe and accessible transportation for residents and visitors. The work encompasses four key service 
areas: 

Development Engineering: 

 Oversee the design, coordination, and construction of new public roads, ensuring adherence to city 
standards and budget constraints. 

 Secure funding through capital grant applications and collaborates with various agencies and 
developers to support road infrastructure development. 

 Manage contract administration, conduct construction inspections for new roads, and participate in 
technical advisory committees to ensure compliance with regional transportation standards and 
regulations. 

 Coordinate with relevant entities like ODOT Region 2B on projects related to Tualatin Valley 
Highway, fostering effective communication and collaboration for regional transportation needs. 
Participate in Washington County and Metro Technical Advisory Committees regarding regional 
transportation standards, planning, and project funding.  
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STREET AND PATHWAY                                     Street and Pathway 
 

Operations and Maintenance: 

 Implement various techniques like pothole patching, crack sealing, slurry sealing, and grinding and 
overlay installation to maintain the integrity of the City streets and extend their service life.  

 Regularly sweep streets to improve cleanliness and visibility, and maintain street signs and markings 
(crosswalks, railroad crossings, curbs, and barricades) for clear and safe navigation. 

 Provide emergency street closure services, maintain comprehensive records for maintenance activities, 
and manage the overall street maintenance program. 

 Represent Cornelius at monthly coordination meetings with 
Washington County, contributing to collaborative efforts in 
regional transportation management. 

Public Works Engineering: 

 Maintain detailed maps of the City’s road network, facilitating 
efficient maintenance planning and resource allocation.  

 Identify and address existing issues within the road system, 
developing solutions through comprehensive analysis and cost 
estimates. 

 Design road improvement projects, establish specifications, 
and develop cost estimates to ensure efficient project 
execution. 

 Evaluate and integrate innovative street design technologies 
into City standards, promoting continuous improvement and 
maximizing the effectiveness of road infrastructure. 

Capital Projects: 

 Identify and prioritize major infrastructure projects like bridge replacements, intersection 
improvements, or major road expansions to address future needs and growth. 

 Oversee the design, permitting, and construction of capital projects, ensuring adherence to budget, 
schedule, and quality standards. 

 Secure necessary funding sources, including grants, loans, and public-private partnerships, to support 
the execution of capital projects. 

 Focus on building durable and resilient infrastructure that meets long-term community needs and 
minimizes future maintenance costs. 

 Accomplishments 2023-2024 

 Improved road infrastructure by successfully replacing street signs to comply with ODOT reflectivity 
standards, enhancing visibility and safety for motorists. (Goals 4 & 5) 

Repaving North Clark Street 
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STREET AND PATHWAY                                     Street and Pathway 
 

Staff working the leaf drop-off 

 Implemented the City’s pavement management program, including repaving, street reconstruction, and 
ADA ramp installation in critical area, contributing to safer roads. (Goals 4 & 5)  

 Provided free leaf drop-off for residents at the 
Public Works Department. (Goal 5)  

 Conducted traffic count and speed studies across 
the city to inform future safety initiatives. (Goal 4) 

 Launched a pilot Pedestrian Crossing Flag program 
at two intersections on TV Highway to increase 
pedestrian safety in the City Town Center. (Goal 4) 

 Completed design and easement acquisition for the 
CDBG sidewalk projects on several key streets (S. 
4th Ave, S. 12th Ave, S. 20th Ave., and N. Davis St.). 
(Goals 4 & 5) 

 

 Completed majority of construction of the N. Davis & N. 19th mini-roundabout and extension of Davis 
Street to Fred Meyer. (Goals 4 & 5) 

 Completed substantial sections of construction of the CDBG sidewalk projects on several key streets (S. 
4th Ave, S. 12th Ave, S. 20th Ave., and N. Davis St) as well as a raised intersection at 12th & Dogwood. 
(Goals 4 & 5) 

Objectives 2024-2025 

 Ensure regular street sweeping, including coverage of Tualatin Valley Highway between Forest Grove 
and Hillsboro, for improved visibility and reduced road debris. (Goals 4 & 5) 

 Maintain ongoing efforts to replace street signs and ensure compliance with reflectivity requirements, 
enhancing safety and visibility at night. (Goals 4 & 5) 

 Continuously implement the pavement management program through targeted repaving, reconstruction, 
and ADA ramp installation to address critical infrastructure needs and extend road lifespan. (Goals 4 
& 5) 

 Conduct ongoing traffic and speed studies to identify areas for improvement and implement necessary 
safety measures. (Goal 4) 

 Implement restriping of City streets to enhance lane visibility and traffic flow. (Goals 4 & 5) 

 Expand the use of digital speed signs in strategic locations to promote safe driving practices. (Goal 4) 

 Complete the next phase of CDBG sidewalk projects on N. Davis street (10th St. to 11th St.), further 
enhancing pedestrian connectivity and safety. (Goals 4 & 5) 
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STREET AND PATHWAY                                     Street and Pathway 
 

BUDGET NARRATIVE 

We will continue to transfer revenues to this fund as a method of assigning personnel within the Operations 
Division. This allows better tracking of personnel for workers’ compensation rate payments and multiple 
other advantages. City, County, and State fuel tax revenues fund this Division. The City fuel tax is expected 
to generate about $222,000 annually. SDC funds are transferred from the Transportation Development 
Fund for capital projects.   

 

 

EXPENDITURES 
Materials and Services 

In this budget, we anticipate providing the same level of materials and services provided last fiscal year.  

 

Capital Outlay 

There are multiple street projects anticipated in this year’s budget, some of which are a carryover from the 
prior year. This includes funds for Street repairs, sidewalks,  pedestrian improvements and equipment. Some 
of the projects are funded with CDBG Grants and Traffic Development Funds. 

 

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Net Working Capital 1,462,074$        1,834,779$        2,203,065$        1,347,831$        1,347,831$        -$           
Interest 7,643$               58,931$             15,000$             30,000$             30,000$             -$           
State Gas Tax 1,053,083$        1,096,496$        1,044,000$        1,044,000$        1,044,000$        -$           
County Gas Tax 42,013$             45,155$             42,000$             42,000$             42,000$             -$           
Vehicle Registration Tax 225,157$           235,990$           228,000$           228,000$           228,000$           -$           
City Fuel Tax 206,320$           221,766$           222,000$           222,000$           222,000$           -$           
Property Lease 1,560$               1,560$               1,560$               1,560$               1,560$               -$           
CDBG- Sidewalks -$                  -$                  1,201,000$        50,000$             50,000$             -$           
CDBG-19th/Davis -$                  -$                  250,000$           250,000$           250,000$           -$           
Miscellaneous 131$                  27,775$             -$                  -$                  -$                  -$           
Gain on Sale of Assets 4,791$               645$                  -$                  -$                  -$                  -$           
General Fund Transfer 13,600$             9,685$               10,000$             10,000$             10,000$             -$           
Fixed Asset - Water Fund Trans -$                  -$                  625,000$           -$                  -$                  -$           
Fixed Asset - Sewer Fund Trans -$                  -$                  100,000$           -$                  -$                  -$           
Traffic Dev Fund Transfer 163,501$           205,134$           5,712,000$        1,808,000$        1,808,000$        -$           
Allocated Revenue 352,544$           338,609$           385,075$           395,450$           395,450$           -$           
TOTAL REVENUES 3,532,417$        4,076,523$        12,038,700$      5,428,841$        5,428,841$        -$           
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STREET AND PATHWAY                                     Street and Pathway 
 

 
*Contingency includes funding for future Capital Improvement Projects (CIP). Those items are outlined above, and more details are located in 
the CIP section of the budget document.  
 
Performance Measures Actual Estimate Forecast 

Strategy Measure 2022-2023 2023-2024 2024-2025 

Resurface streets 
according to pavement 
management plan. 

Number of Linear feet of street 
paved 1,600 1,640 1,700 

Curb miles of streets swept 984 1,014 1,014 
Develop safer streets 
and pathways. 

Number of new & reconstructed 
ADA ramps 1 4 2 

 
Goal – Design, construct, and maintain a reliable and safe 41-mile street network for the City of Cornelius, 
including surface signage and street lighting, ensuring optimal functionality and addressing the needs of 
pedestrians, cyclists, and motorists.  

 
 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Salaried 398,004$           385,513$           455,847$           469,239$           469,239$           -$           
Hourly 7,701$               5,268$               3,198$               -$                  -$                  -$           
Overtime 1,664$               3,827$               6,000$               6,000$               6,000$               -$           
Fringe Benefits 216,105$           208,991$           287,920$           294,159$           294,159$           -$           
PERSONNEL SERVICES 623,473$           603,599$           752,965$           769,398$           769,398$           -$           
Total Full Time Equivalent(FTE) 6.45 6.45 6.25 6.00 6.00
Operational Supplies 44,744$             33,170$             55,100$             55,100$             55,100$             -$           
Equipment - O&M 34,302$             36,555$             63,000$             59,000$             59,000$             -$           
Utilities 105,260$           110,804$           130,000$           144,000$           144,000$           -$           
Dues, Education, Training 1,326$               2,796$               9,450$               9,450$               9,450$               -$           
Professional Services 35,513$             29,808$             32,800$             63,350$             63,350$             -$           
Uniforms & Protective Gear 3,158$               2,188$               3,750$               3,750$               3,750$               -$           
Rentals/Leases 1,127$               2,689$               1,600$               1,600$               1,600$               -$           
MATERIALS AND SERVICES 225,430$           218,009$           295,700$           336,250$           336,250$           -$           
Building & Improvements - Oper 361,853$           475,115$           742,200$           992,200$           992,200$           -$           
Building & Improve-S 29th Blvd 163,501$           23,385$             4,807,000$        50,000$             50,000$             -$           
Building & Improve-Sidewalks -$                  181,748$           1,706,000$        408,000$           408,000$           -$           
Building & Improve-19th/Davis -$                  -$                  1,400,000$        1,400,000$        1,400,000$        -$           
Equipment - Operations -$                  19,821$             73,400$             27,500$             27,500$             -$           
CAPITAL OUTLAY 525,354$           700,070$           8,728,600$        2,877,700$        2,877,700$        -$           
East Baseline LID - Principal 10,383$             -$                  -$                  -$                  -$                  -$           
East Baseline Lid - Interest 414$                  -$                  -$                  -$                  -$                  -$           
DEBT SERVICE 10,797$             -$                  -$                  -$                  -$                  -$           
Allocated Exp-General Fund 136,704$           139,241$           149,416$           239,689$           239,689$           -$           
Allocated Exp-ISF Fund 175,879$           212,540$           250,949$           290,151$           290,151$           -$           
TRANSFERS & ALLOCATIONS 312,583$           351,781$           400,365$           529,840$           529,840$           -$           
Contingency* -$                  -$                  1,861,070$        915,653$           915,653$           -$           

Building/Facility Upgrades 87,500$            87,500$            
Equipment Replacement 81,080$            81,080$            

Vehicle Replacement 42,371$            42,371$            
Unallocated Contingency 704,702$          704,702$          

Unappropriated 1,834,779$        2,203,065$        -$                  -$                  -$                  -$           
TOTAL EXPENDITURES 3,532,417$        4,076,523$        12,038,700$      5,428,841$        5,428,841$        -$           
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BONDED DEBT        Bonded Debt 

Bonded Debt 
Mission Statement 

Account for debt service (principal and interest) for the General Obligation debt of the City of Cornelius. 

Services Provided 

Account for debt service (principal and interest) related to the General Obligation (GO) debt of the 
City of Cornelius (if authorized by voters). 

BUDGET NARRATIVE 
The Bonded Debt Fund is a restricted fund. Debt payments secured by property tax revenues of the 
City of Cornelius are budgeted in this fund. Currently, the City has no General Obligation debt funded 
by property taxes. 

Objectives 2024-2025 

The City is permitted to levy up to the amount necessary each year to pay principle and interest 
payments and is not allowed to carry a large fund balance.   

There has been no levy for GO debt service since FY 2009-2010. The entire amount of the City’s debt 
capacity is available should voters approve a future bond issue. As of June 30, 2011, the debt capacity 
was about $22 million. Since there are no outstanding bonds, the City has no current bond rating.   

In FY 2016 and future years a small amount of delinquent taxes will accrue to the City, which will be 
recorded in the General Fund. 
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BANCROFT FUND                                                Bancroft 

Bancroft 
 

Mission Statement 

The Bancroft Fund is a restricted fund for bonded debt which is related to Local Improvement Districts (LIDs) 
and paid by the benefited property owners. 

 
Services Provided 

For past public improvement projects, the City sold bonds to pay for the improvement and assessed the 
benefited property owners. Property owners are allowed to Bancroft or spread the assessment costs of the 
improvement over a period of years, usually twenty. Since 1998, an administrative fee (interest only) was 
added to any new assessments and the yield is shown in the General Fund. The administrative fee, by law, 
can’t exceed 1.5%. 
 
Accomplishments 2023-2024 

There is currently no debt and remaining funds were transferred to the General Fund.  

BUDGET NARRATIVE 
The only expenses were related to paying principal and interest. None of the City’s construction projects 
currently in the design phase use special assessments as part of the financing mechanism.   

 

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Net Working Capital 211,012$           26,927$             -$                  -$                  -$           -$           
Interest 500$                  -$                  -$                  -$                  -$           -$           
LID 2000 East Baseline Pri 94,109$             -$                  -$                  -$                  -$           -$           
LID 2000 East Baseline Int 3,347$               -$                  -$                  -$                  -$           -$           
TOTAL REVENUES 308,968$           26,927$             -$                  -$                  -$           -$           

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

East Baseline LID - Principal 275,000$           -$                  -$                  -$                  -$           -$           
East Baseline LID - Interest 7,040$               -$                  -$                  -$                  -$           -$           
DEBT SERVICE 282,040$           -$                  -$                  -$                  -$           -$           
General Fund Transfer -$                  26,927$             -$                  -$                  -$           -$           
TRANSFERS & ALLOCATIONS -$                  26,927$             -$                  -$                  -$           -$           
Unappropriated 26,928$             -$                  -$                  -$                  -$           -$           
TOTAL EXPENDITURES 308,968$           26,927$             -$                  -$                  -$           -$           
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FIXED ASSET WATER FUND                   Fixed Asset Water 
 

Fixed Asset Water  
 
Mission Statement 

Enterprise fund assets must remain and become a part of the fixed assets of the enterprise fund under 
Governmental Accounting Standards Board (GASB) 34 requirements. Depreciation for building and 
equipment maintenance and replacement costs must be funded by the Water Operations Fund and 
expansion of lines must be funded from System Development Charges (SDCs) revenues from new 
development. This fund will receive SDC revenues for Water and transfers will be made to the Water 
Fund to fund major capital projects and the purchase of equipment.   

Services Provided 

This Fund is used to implement the Water System Master Plan. 
 
Accomplishments 2023-2024 
 
 Started construction of the new booster station at Water Park.  

 
 Completed design of Phase 5 (South-Central Cornelius) of the City’s water main replacement 

program designed to replace corroded steel water mains with PVC pipes, thereby reducing water 
loss. 

Objectives 2024-2025 

 Continue construction of new booster 
station at Water Park. (Goal 5) 

 Construct Phase 5 of the City’s water 
main replacement program. (Goal 5) 

 Design Phase 6 of the City’s water 
main replacement program. (Goal 5) 

 

 

BUDGET NARRATIVE 
Fees from SDCs are dependent on new construction activity. 

The 1.5-million-gallon water reservoir in Water Park has served the community since 1968. The ASR facility 
supplements the reservoir and provides an emergency supply for multiple months if the water supply to 
Cornelius is abruptly severed. The new booster station will allow better integration and operation of the 
ASR and existing reservoir. 

 

Existing reservoir (left), new Booster Station (center), and 
ASR facility (right) 
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FIXED ASSET WATER FUND                 Fixed Asset Water 

 

 

 

 

*Contingency includes funding for future Capital Improvement Projects (CIP). Those items are outlined above, and more details are located 
in the CIP section of the budget document.  

 

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Net Working Capital 3,100,387$        3,978,529$        4,268,861$        4,753,886$        4,753,886$        -$           
Interest 19,072$             116,400$           20,000$             80,000$             80,000$             -$           
System Development Fees 963,225$           302,845$           151,474$           1,044,750$        1,044,750$        -$           
TOTAL REVENUES 4,082,684$        4,397,774$        4,440,335$        5,878,636$        5,878,636$        -$           

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Water Fund Transfer 104,155$           128,912$           1,012,500$        817,499$           817,499$           -$           
Street Fund Transfer -$                  -$                  625,000$           -$                  -$                  -$           
TRANSFERS & ALLOCATIONS 104,155$           128,912$           1,637,500$        817,499$           817,499$           -$           
Contingency* -$                  -$                  2,802,835$        5,061,137$        5,061,137$        -$           
Unappropriated 3,978,529$        4,268,861$        -$                  -$                  -$                  -$           
TOTAL EXPENDITURES 4,082,684$        4,397,774$        4,440,335$        5,878,636$        5,878,636$        -$           
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FIXED ASSET SANITARY SEWER FUND          Fixed Asset Sanitary Sewer 

Fixed Asset Sanitary Sewer 
 
Mission Statement 

Enterprise fund assets must remain and become a part of the fixed assets of the enterprise fund under 
Governmental Accounting Standards Board (GASB) 34 requirements. Depreciation for building and 
equipment maintenance and replacement costs must be funded by the Sanitary Sewer Operations Fund and 
expansion of lines must be funded from System Development Charges (SDCs) revenue from new 
development. This fund will transfer SDC revenues for Sewers to the Sewer Fund for major capital projects 
and the purchase of equipment. Because of the cost of these projects, large reserves may accrue over 
several fiscal years until the projects are completed. 

Services Provided 

This Fund is used to implement the sanitary sewer system Master Plan. 
 
Accomplishments 2023-2024 
 
• Designed sanitary sewer replacement for 

failing Fawn Street line between 10th and 
12th Avenues. 

Objectives 2024-2025 

 Construct the sanitary sewer replacement for 
failing Fawn Street line between 10th and 
12th Avenues. (Goal 5)    

 

 

 

 

 

BUDGET NARRATIVE 

These SDCs are for local system improvements only. By agreement with Clean Water Services (CWS) and 
the seven large cities it serves, the cities are only responsible for sewer line capacity that is 12” or less in 
diameter. Most new lines in that size range are built as part of the development process and funded by 
developers. New construction of larger portions of the collection system is effectively funded on a regional 
basis. The Ginger Street sewer upgrade project was one of these regionally-funded projects.   

Because the City’s system is currently in good condition, the only local sanitary sewer projects scheduled for 
the next few years involve replacement of sewer lines that experience significant on-going maintenance 
problems. This Fund carries a substantial fund balance.  

Ginger St. Sewer – East Bridge 

Constructed in Fall 2019 to carry wastewater from 
the Laurel Woods neighborhood to the Clean 

Water Services treatment plant. 
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FIXED ASSET SANITARY SEWER FUND          Fixed Asset Sanitary Sewer  
 

 

 

 

*Contingency includes funding for future Capital Improvement Projects (CIP). Those items are outlined above, and more details are located 
in the CIP section of the budget document.  

 

 

 

 

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Net Working Capital 1,439,063$        1,502,850$        1,608,445$        1,702,583$        1,702,583$        -$           
Interest 7,643$               44,192$             15,000$             30,000$             30,000$             -$           
System Development Fees 56,144$             61,403$             8,816$               119,944$           119,944$           -$           
TOTAL REVENUES 1,502,850$        1,608,445$        1,632,261$        1,852,527$        1,852,527$        -$           

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Sanitary Sewer Fund Transfer -$                  -$                  -$                  62,500$             62,500$             -$           
Street Fund Transfer -$                  -$                  100,000$           -$                  -$                  -$           
TRANSFERS & ALLOCATIONS -$                  -$                  100,000$           62,500$             62,500$             -$           
Contingency* -$                  -$                  1,532,261$        1,790,027$        1,790,027$        -$           
Unappropriated 1,502,850$        1,608,445$        -$                  -$                  -$                  -$           
TOTAL EXPENDITURES 1,502,850$        1,608,445$        1,632,261$        1,852,527$        1,852,527$        -$           
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FIXED ASSET SURFACE WATER MANAGEMENT FUND       Fixed Asset Surface Water Management 
 

Fixed Asset Surface Water 
Management 

 
Mission Statement 

Enterprise Fund assets must remain and become a part of the fixed assets of the enterprise fund under 
Governmental Accounting Standards Board (GASB) 34 requirements. Depreciation for building and 
equipment maintenance and replacement costs must be funded by the Surface Water Management 
Operations Fund and expansion of lines must be funded from System Development Charges (SDCs) 
revenue from new development. This Fund will receive SDC revenues for storm drains and make transfers 
to the Surface Water Management Fund to finance major capital projects and the purchase of 
equipment. 
 
Services Provided 
This fund is used to implement the Storm Drain System Master Plan. 
 
Accomplishments 2023-2024 
 
 No publicly-funded storm projects were completed in this fiscal year. 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

13th Avenue Swale 

Constructed as part of the Baseline 
improvements, the 13th Ave. stormwater 
facility, which occupies a former unused 
right-of-way, treats most runoff from 
downtown Cornelius before it enters the 
Tualatin River. 
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FIXED ASSET SURFACE WATER MANAGEMENT FUND             Fixed Asset Surface Water Management 
 

 

Objectives 2024-2025 

 No publicly-funded storm projects are planned for the next fiscal year.   

REVENUE 

Revenue for this Fund comes from SDCs and fee-in-lieu payments from developers who are unable to treat 
stormwater run-off on their project sites.   

 

 

EXPENDITURE 
Additional expenditures include payment of bonded debt for the East Baseline LID. 

 

 

 

 

 

 

 

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Net Working Capital 1,069,610$        1,425,618$        1,561,867$        1,754,523$        1,754,523$        -$           
Interest 6,664$               41,976$             15,000$             30,000$             30,000$             -$           
System Development Fees 348,374$           92,570$             31,515$             267,374$           267,374$           -$           
Stormwater Fee-In-Lieu 3,669$               1,703$               -$                  -$                  -$                  -$           
TOTAL REVENUES 1,428,317$        1,561,867$        1,608,382$        2,051,897$        2,051,897$        -$           

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

East Baseline LID - Principal 2,596$               -$                  -$                  -$                  -$                  -$           
East Baseline Lid - Interest 104$                  -$                  -$                  -$                  -$                  -$           
DEBT SERVICE 2,699$               -$                  -$                  -$                  -$                  -$           
Contingency* -$                  -$                  1,608,382$        2,051,897$        2,051,897$        -$           
Unappropriated 1,425,618$        1,561,867$        -$                  -$                  -$                  -$           
TOTAL EXPENDITURES 1,428,317$        1,561,867$        1,608,382$        2,051,897$        2,051,897$        -$           
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PARKS SYSTEM DEVELOPMENT CHARGE FUND                            Parks System Development Charge 
 

Parks System Development 
Charge 

 
Mission Statement 

Provide capital assets for safe and enjoyable parks and pathways for Cornelius residents, businesses, 
and visitors. 
 
Services Provided 

This Fund is used to acquire and improve park land, and design and construct physical park facilities. 
 
Accomplishments 2023-2024 
 
 Completed the design and bid the Laurel Wood pedestrian 

causeway. 

Objectives 2024-2025 

 Construct the Laurel Woods pedestrian causeway. (Goal 5) 

REVENUE 

Revenue comes from Parks SDC fees collected at the time of new 
development and from interest on accumulated capital.  

 

 

EXPENDITURES 
Funds are being transferred to the General Fund for Parks Division projects that can utilize SDC funds.  

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Net Working Capital 1,754,870$        1,759,627$        1,462,504$        1,491,393$        1,491,393$        -$           
Interest 9,159$               46,481$             25,000$             30,000$             30,000$             -$           
System Development Fees 15,528$             70,319$             54,762$             1,691,222$        1,691,222$        -$           
TOTAL REVENUES 1,779,557$        1,876,427$        1,542,266$        3,212,615$        3,212,615$        -$           

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

General Fund Transfer 19,930$             413,923$           1,538,500$        1,500,000$        1,500,000$        -$           
TRANSFERS & ALLOCATIONS 19,930$             413,923$           1,538,500$        1,500,000$        1,500,000$        -$           
Contingency* -$                  -$                  3,766$               1,712,615$        1,712,615$        -$           
Unappropriated 1,759,627$        1,462,504$        -$                  -$                  -$                  -$           
TOTAL EXPENDITURES 1,779,557$        1,876,427$        1,542,266$        3,212,615$        3,212,615$        -$           

Future Laurel Woods 
Pedestrian Causeway 

153



 
 

Cornelius 

154



TRAFFIC DEVELOPMENT FUND                                             Traffic Development 

Traffic Development 
 
Mission Statement 

This capital improvement Fund exists to build new, reconstruct and increase the safe capacity of streets, 
sidewalks, signals and bridges within the City of Cornelius. 
 
Services Provided 

The Transportation Development Tax (TDT) is a system development charge paid by new development that 
allows the City to add capacity to the transportation system infrastructure. It helps provide incentive for 
economic development and to ensure safe, dependable, and attractive streets necessary to serve additional 
traffic generated by development. 

Key services are the design and construction of transportation infrastructure improvements within the 
community. The collection and expenditure of the TDT is regulated by Washington County ordinance 
adopted by the voters in the County at the General Election in November 2008. TDT may be used as a 
primary source of funding for a transportation capital project or as local match for Federal, State or County 
grants for high priority transportation capital projects. Money in this Fund is required to be spent on 
transportation capital improvements only. 

Accomplishments 2023-2024 

 Started construction of Davis/19th mini-roundabout and creation of the new Davis Street collector to the 
Fred Meyer site. 

 Completed design and easement acquisition for the CDBG sidewalk projects on S. 4th Ave, S. 12th Ave, 
S. 20th Ave., and N. Davis St. (11th to 14th) and completed construction of the project. 

Objectives 2024-2025 

• Complete the Davis/19th mini-roundabout. 
(Goal 5) 
 

• Design and construct Davis Street from 10th 
to 11th as a complete street. (Goal 5) 

 
• Complete design of S. 29th Blvd-Phase 1 

from Laurel Woods to Dogwood. (Goal 5) 
 

• Design improvements to S. 20th and S. 26th to 
improve pedestrian safety and mitigate traffic impacts to the neighborhood. (Goal 5) 
 

BUDGET NARRATIVE 
The primary revenue source for this Fund is the Transportation Development Tax (TDT) paid at the time of 
new development in Cornelius. TDT revenue is expected to grow with potential new development brought 
to the City by the 2014 southeast UGB expansion. 

Example-Raised Intersection in Downtown Tigard 
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TRAFFIC DEVELOPMENT FUND                                     Traffic  Development 
 

 

The CDBG sidewalk projects and 19th/Davis Mini-Roundabout project use a combination of TDT, Street Fund 
(maintenance dollars), and Community Development Block Grant (CDBG).    

 

 

 

*Contingency includes funding for future Capital Improvement Projects (CIP). Those items are outlined above, and more details are 
located in the CIP section of the budget document. 

 

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Net Working Capital 4,305,499$        6,666,837$        7,690,294$        7,499,060$        7,499,060$        -$           
Interest 29,277$             215,497$           40,000$             100,000$           100,000$           -$           
System Development Fees 2,495,562$        1,013,094$        2,093,115$        7,202,980$        7,202,980$        -$           
TOTAL REVENUES 6,830,338$        7,895,428$        9,823,409$        14,802,040$      14,802,040$      -$           

Description  Actual 
2021-2022 

 Actual 
2022-2023 

 Budget
2023-2024 

 Proposed 
2024-2025 

 Approved 
2024-2025 

 Adopted 
2024-2025 

Street Fund Transfer 163,501$           205,134$           5,712,000$        1,808,000$        1,808,000$        -$           
TRANSFERS & ALLOCATIONS 163,501$           205,134$           5,712,000$        1,808,000$        1,808,000$        -$           
Contingency* -$                  -$                  4,111,409$        12,994,040$      12,994,040$      -$           
Unappropriated 6,666,837$        7,690,294$        -$                  -$                  -$                  -$           
TOTAL EXPENDITURES 6,830,338$        7,895,428$        9,823,409$        14,802,040$      14,802,040$      -$           
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FY 2025 

20-YEAR CAPITAL IMPROVEMENT PROGRAM 
February 2024 
 
Honorable Mayor and City Councilors: 
 
I am pleased to present the City’s cumulative 20-year Capital Improvement Program (CIP).  This document is intended to serve as a financial 
planning tool that can assist in the annual budgeting process.   It identifies capital needs and provides a method for long-range financial 
planning considerations; such as the potential need for future borrowing and specialized revenue streams. 
 
The CIP is organized as follows: 

• Following this introduction is a summary of the 20-year plan. 
• Individual sections are organized by Fund with individual project request sheets.  The project request sheets provide information as to 

the project description, source of the specific request, project location, estimated cost, estimated project year(s) and proposed source 
of revenue.  Projects are a mix of growth-driven, vehicle/equipment (often deferred) and opportunity (e.g. fund-raising, grants, etc.). 

• The Appendix section consists of the Major Equipment and Vehicle Replacement schedules. 
 
The CIP will be updated annually and presented to the Budget Committee with the annual operating budget for the City.   
 
We believe this document and process will provide a much clearer vision and tool for all of you, and the public, to match the City’s plans with 
its operational capacity in order to achieve the ambitious goals we set for ourselves. 
 
The staff has worked diligently to include the CIP in this year’s budget calendar.  The overall budget process was enhanced and facilitated by the 
more complete CIP. 
 
Sincerely, 
 
 
Ellie Jones 
Assistant City Manager 
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PG# PROJECT 
# PROJECT DESCRIPTION

Prior
Years 2024-2025 2025-2026 2026-2027 2027-2028 2028-2029

5-10 yrs
2029-2034

10-15 yrs
2034-2039

15-20 yrs
2039-2044 CIP TOTAL FUNDING SOURCE

01-COMMUNITY DEVELOPMENT DEPARTMENT

35 *EQUP.001 Equipment Replacement -                12,000         -                -                -                -                -                -                12,000           General Fund
01-COMMUNITY DEVELOPMENT DEPARTMENT TOTAL = -                  12,000           -                  -                  -                  -                  -                  -                  -                  12,000             

01-FIRE DEPARTMENT

1 GFFD.001 Fire Station Kitchen Improvement -                75,000         -                -                -                -                -                -                -                75,000           Fire Levy Fund
2 GFFD.002 Fire Station Bathroom Improvement -                75,000         -                -                -                -                -                -                -                -                 Fire Levy Fund
3 GFFD.003 Fire Department Training Room Improvement -                30,000         -                -                -                -                -                -                -                -                 Fire Levy Fund
4 GFFD.004 Fire Station Dorm & Fitness Room Improvement -                75,000         -                -                -                -                -                -                -                -                 Fire Levy Fund

35 *EQUP.001 Equipment Replacement -                -                -                -                -                -                12,000         -                -                12,000           General Fund
36 *VHCL.001 Vehicle Replacement -                -                -                75,000         650,000       1,100,000    1,800,000    -                3,625,000     General Fund

01-FIRE DEPARTMENT TOTAL = -                  255,000         -                  -                  75,000           650,000         1,112,000      1,800,000      -                  3,712,000       

01-LIBRARY DEPARTMENT

36 *VHCL.001 Vehicle Replacement -                -                -                -                -                -                -                70,000         -                70,000           General Fund
01-LIBRARY DEPARTMENT TOTAL = -                  -                  -                  -                  -                  -                  -                  70,000           -                  70,000             

01-PARKS DEPARTMENT

5 GFPK.003 Dogwood Park Expansion -                -                50,000         400,000       -                -                -                -                450,000         Parks SDC/Grants
6 GFPK.004 Laurel Woods Pedestrian Bridge 275,000       1,500,000    -                -                -                -                -                -                1,775,000     Parks SDC/Grants
7 GFPK.008 Harleman Park Irrigation System -                9,500            -                -                -                -                -                -                -                9,500             General Fund
8 GFPK.009 Park Fences 12,000         12,000         12,000         36,000           General Fund
9 GFPK.010 Tennis/Pickleball Court Resurface 25,000         38,000         63,000           General Fund

35 *EQUP.001 Equipment Replacement -                35,000         -                5,200            5,600            2,700            52,000         -                100,500         General Fund
36 *VHCL.001 Vehicle Replacement -                -                -                15,000         -                -                -                -                -                15,000           General Fund

01-PARKS DEPARTMENT TOTAL = 275,000         1,556,500      62,000           432,200.00   5,600              -                  27,700           90,000           -                  2,449,000       

01-OTHER GENERAL FUND (Facility related projects)

10 GFTR.007 City Hall Campus Security Upgrade 55,000         10,000         10,000         -                -                -                -                -                -                75,000           General Fund
11 GFTR.008 Public Safety & City Hall HVAC Replacement 15,000         15,000         15,000         15,000         15,000         -                -                -                75,000           General Fund
12 GFTR.011 Public Safety Building ETO Lighting 119,096       -                -                -                -                -                -                -                119,096         General Fund/ETO
35 *PWKS.001 Kodiak Covered Storage Bins 10,000         5,000            5,000            -                -                -                -                -                20,000           General Fund
36 *PWKS.003 Kodiak Carpet Replacement 4,400            1,000            1,000            1,000            -                -                -                -                7,400             General Fund
35 *EQUP.001 Equipment Replacement -                -                -                -                -                -                5,000            -                -                5,000             General Fund
36 *VHCL.001 Vehicle Replacement -                45,000         -                -                -                -                -                -                45,000           General Fund

01-OTHER TOTAL = 69,400           195,096         31,000           16,000           15,000           15,000           5,000              -                  -                  346,496           

01 - GENERAL FUND TOTAL = 344,400         2,018,596      93,000           448,200         95,600           665,000         1,144,700      1,960,000      -                  6,589,496       

04-STORM DRAIN DEPARTMENT

13 STRM.004 Phase 5 Storm Sewer Upgrades -                50,000         -                -                -                -                -                -                -                50,000           Storm Drain Fund
14 STRM.005 Phase 6 Storm Sewer Upgrades -                -                25,000         -                -                -                -                -                -                25,000           Storm Drain Fund
15 STRM.006 Water Quality Facility Rehabilitation 120,000       40,000         40,000         50,000         50,000         60,000         310,000       280,000       -                950,000         Storm Drain Fund
16 STRM.007 Water Quality Manhole 90,000         30,000         30,000         30,000         30,000         -                -                -                210,000         Storm Drain Fund
17 STRM.008 Dogwood Park Regional Facility -                -                50,000         200,000       -                -                -                -                250,000         Storm-FA
18 STRM.009 Stormwater Master Plan -                -                -                250,000       -                -                -                -                -                250,000         Storm Drain Fund
35 *PWKS.001 Kodiak Covered Storage Bins 10,000         5,000            5,000            -                -                -                -                -                20,000           Storm Drain Fund
36 *PWKS.003 Kodiak Carpet Replacement 4,400            1,000            1,000            1,000            -                -                -                -                7,400             Storm Drain Fund
38 *PWKS.011 Kodiak & Reservoir Security Updates -                9,300            -                -                -                -                -                -                -                9,300             Storm Drain Fund
35 *EQUP.001 Equipment Replacement -                40,000         -                5,200            15,600         -                36,950         17,000         -                114,750         Storm Drain Fund
36 *VHCL.001 Vehicle Replacement -                17,500         8,750            -                -                17,500         175,000       325,000       543,750         Storm Drain Fund
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PG# PROJECT 
# PROJECT DESCRIPTION

Prior
Years 2024-2025 2025-2026 2026-2027 2027-2028 2028-2029

5-10 yrs
2029-2034

10-15 yrs
2034-2039

15-20 yrs
2039-2044 CIP TOTAL FUNDING SOURCE

04-STORM DRAIN FUND TOTAL = 224,400         192,800         159,750         536,200         95,600           60,000           364,450         472,000         325,000.00   2,430,200       

05-WATER DEPARTMENT

19 WTR.003 29th Blvd Water Main (Laurel Woods to Dogwood) -                15,000         80,000         -                -                -                -                -                -                95,000           Water-FA
20 WTR.005 Phase 5 Water Main Upgrades 25,000         450,000       -                -                -                -                -                -                -                475,000         Water Fund/Water-FA
21 WTR.006 Phase 6 Water Main Upgrades -                50,000         425,000       -                -                -                -                -                475,000         Water Fund/Water-FA
22 WTR.007 Booster Station Upgrade 1,052,000    1,604,998    115,000       -                -                -                -                -                -                2,771,998     Water Fund/Water-FA
35 *PWKS.001 Kodiak Covered Storage Bins 10,000         5,000            5,000            -                -                -                -                -                20,000           Water Fund
36 *PWKS.003 Kodiak Carpet Replacement 4,400            1,000            1,000            1,000            -                -                -                -                -                7,400             Water Fund
38 *PWKS.011 Kodiak & Reservoir Security Updates -                29,000         -                -                -                -                -                -                -                29,000           Water Fund
35 *EQUP.001 Equipment Replacement -                35,000         -                5,200            15,600         -                34,250         17,000         -                107,050         Water Fund
36 *VHCL.001 Vehicle Replacement -                137,500       8,750            15,000         180,000       217,500       -                -                558,750         Water Fund

05-WATER FUND TOTAL = 1,091,400      2,327,498      634,750         21,200           15,600           180,000         251,750         17,000           -                  4,539,198       

06-SANITARY SEWER DEPARTMENT 

23 SWR.002 Sanitary Sewer Master Plan Update -                -                -                -                250,000       -                -                -                -                250,000         Sewer Fund/Sewer-FA
24 SWR.003 Ginger / Fawn Alley Sanitary Sewer Upgrade -                -                50,000         250,000       -                -                -                -                -                300,000         Sewer Fund/Sewer-FA
25 SWR.004 Fawn Street Sanitary Sewer Replacement 100,000       125,000       -                -                -                -                -                -                225,000         Sewer Fund
26 SWR.005 S 29th Blvd Sanitary Sewer Extensions 50,000         -                90,000         -                -                -                -                -                -                140,000         Sewer-FA
35 *PWKS.001 Kodiak Covered Storage Bins 10,000         5,000            5,000            -                -                -                -                -                20,000           Sewer Fund
36 *PWKS.003 Kodiak Carpet Replacement 4,400            1,000            1,000            1,000            -                -                -                -                -                7,400             Sewer Fund
38 *PWKS.011 Kodiak & Reservoir Security Updates -                9,300            -                -                -                -                -                -                -                9,300             Sewer Fund
35 *EQUP.001 Equipment Replacement -                40,000         -                5,200            15,600         -                59,250         17,000         -                137,050         Sewer Fund
36 *VHCL.001 Vehicle Replacement -                137,500       8,750            35,000         300,000       17,500         175,000       325,000       998,750         Sewer Fund

06-SANITARY SEWER FUND TOTAL = 164,400         317,800         154,750         291,200         565,600         -                  76,750           192,000         325,000         2,087,500       

07-STREET DEPARTMENT

23 STRT.002 N Davis Pedestrian Improvement Project -                408,000       -                -                -                -                -                -                -                408,000         TDT Fund/Grants
28 STRT.007 Transportation System Plan Update -                -                -                -                350,000       -                -                -                -                350,000         Street Fund
29 TDT.001 S 29th Blvd - Phase 1 -                50,000         250,000       -                -                -                -                -                300,000         TDT Fund
30 TDT.002 S 29th Blvd - Phase 2 -                -                -                -                6,000,000    -                -                6,000,000     TDT Fund
31 TDT.003 S 29th Blvd - Phase 3 -                -                -                -                -                -                4,000,000    -                -                4,000,000     TDT Fund
32 TDT.004 N 19th Ave (Walgreens to Council Creek) -                -                1,300,000    1,500,000    2,000,000    -                -                -                -                4,800,000     TDT Fund
33 TDT.005 S 20th & 26th Complete Streets -                250,000       1,500,000    1,500,000    -                -                -                -                -                3,250,000     TDT Fund
34 TDT.006 Davis St Pedestrian Improvement Project -                -                -                150,000       400,000       400,000       1,200,000    -                -                2,150,000     TDT Fund
35 *PWKS.001 Kodiak Covered Storage Bins 10,000         5,000            5,000            -                -                -                -                -                20,000           Street Fund
36 *PWKS.003 Kodiak Carpet Replacement 4,400            1,000            1,000            1,000            -                -                -                -                -                7,400             Street Fund
37 *PWKS.006 Garbage Can Containers -                12,500         12,500         -                -                -                -                -                -                25,000           Street Fund
38 *PWKS.011 Kodiak & Reservoir Security Updates -                9,300            -                -                -                -                -                -                -                9,300             Street Fund
35 *EQUP.001 Equipment Replacement -                35,000         -                15,200         15,600         85,950         17,000         -                168,750         Street Fund
36 *VHCL.001 Vehicle Replacement -                17,500         8,750            35,000         17,500         -                -                78,750           Street Fund

07-STREET FUND TOTAL = 14,400           788,300         3,077,250      3,166,200      2,800,600      400,000         11,303,450   17,000           -                  21,567,200     

CAPITAL IMPROVEMENT PROGRAM TOTAL = 1,839,000      5,644,994      4,119,500      4,463,000      3,573,000      1,305,000      13,141,100   2,658,000      650,000         37,213,594     

* - Projects funded by multiple funds

37 Appendix A - Equipment Replacement Schedule
38 Appendix B - Vehicle Replacement Schedule
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Fund / Department:   2024-2025 Budget Amt: 75,000          Project Start Year: 2024-2025
Total Project Cost Amt: 75,000          Project Completion Year: 2024-2025

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

75,000      75,000          
-                
-                
-                
-                

- 75,000 -            -             -                -            -                -            -              75,000          

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

75,000      75,000          
-                
-                
-                

- 75,000 -            -             -                -            -                -            -              75,000          Total Funding Sources

Revenue
(Funding Source)

Fire Levy Funds

Total Expenditures

Design and Construction Costs

Expenditures

GFFD.001 - FIRE STATION KITCHEN IMPROVEMENTS

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Remodel the fire station kitchen facilities by enlarging the cooking area, dining area, and creating space for four 
refrigerators to accommodate the three-shift schedule employees.

This project will be funded by the Fire Levy Funds.

General Fund - Fire

1
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Fund / Department:   2024-2025 Budget Amt: 75,000          Project Start Year: 2024-2025
Total Project Cost Amt: 75,000          Project Completion Year: 2024-2025

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

75,000      75,000          
-                
-                
-                
-                

- 75,000 -            -             -                -            -                -            -              75,000          

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

75,000      75,000          
-                
-                
-                

-            75,000      -            -             -                -            -                -            -              75,000          

Expenditures

GFFD.002- FIRE STATION BATHROOM IMPROVEMENTS

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Remodel the upstairs bathroom and shower facilities to better accommodate privacy for employees.

This project will be funded by the Fire Levy Funds.

General Fund - Fire

Total Expenditures

Design and Construction Costs

Total Funding Sources

Revenue
(Funding Source)

Fire Levy Funds

2
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Fund / Department:   2024-2025 Budget Amt: 30,000          Project Start Year: 2024-2025
Total Project Cost Amt: 30,000          Project Completion Year: 2024-2025

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

30,000      30,000          
-                
-                
-                
-                

- 30,000 -            -             -                -            -                -            -              30,000          

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

30,000      30,000          
-                
-                
-                

-            30,000      -            -             -                -            -                -            -              30,000          

Expenditures

GFFD.003 - FIRE DEPARTMENT TRAINING ROOM TECHNOLOGY IMPROVEMENTS

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Improve audio visual equipment technology and system improvements in the fire department training room. 

This project will be funded by the Fire Levy Funds.

General Fund - Fire

Total Expenditures

Design and Construction Costs

Total Funding Sources

Revenue
(Funding Source)

Fire Levy Funds

3
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Fund / Department:   2024-2025 Budget Amt: 75,000          Project Start Year: 2024-2025
Total Project Cost Amt: 75,000          Project Completion Year: 2024-2025

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

75,000      75,000          
-                
-                
-                
-                

- 75,000 -            -             -                -            -                -            -              75,000          

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

75,000      75,000          
-                
-                
-                

- 75,000 -            -             -                -            -                -            -              75,000          Total Funding Sources

Revenue
(Funding Source)

Fire Levy Funds

Total Expenditures

Design and Construction Costs

Expenditures

GFFD.004 - FIRE STATION DORMATORY & FITNESS ROOM IMPROVEMENTS

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Remodel the dormatory and fitness room to better accommodate for employees.

This project will be funded by the Fire Levy Funds.

General Fund - Fire

4
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Fund / Department:   2024-2025 Budget Amt: Project Start Year: 2025-2026
Total Project Cost Amt: 450,000     Project Completion Year: 2026-2027

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000      50,000      
400,000     400,000    

-            
-            
-            

-            - 50,000 400,000     -              -            -            -            - 450,000 

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000      400,000     450,000    
-            
-            
-            

-            - 50,000 400,000     -              -            -            -            - 450,000 

Expenditures

GFPK.003 - DOGWOOD PARK EXPANSION

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Future expansion of the park with additional facilities which may include sports field, skate park, covered picnic shelter, 
and play areas.  

This project uses Parks SDC funds and possible grant funding.

General Fund - Parks

Total Expenditures

Engineering
Construction

Total Funding Sources

Revenue
(Funding Source)

Parks System Development Charges / Grants

5
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Fund / Department:   2024-2025 Budget Amt: 1,500,000    Project Start Year: 2019-2020
Total Project Cost Amt: 1,775,000    Project Completion Year: 2024-2025

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

275,000   275,000       
1,500,000    1,500,000    

-                
-                
-                

275,000   1,500,000    -            -             -                -            -            -            - 1,775,000    

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

38,156      38,156          
236,844   1,500,000    1,736,844    

-                
-                

275,000   1,500,000    -            -             -                -            -            -            - 1,775,000    

Expenditures

GFPK.004 - LAUREL WOODS PEDESTRIAN BRIDGE

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Using Park SDC funds and Grants the City will build a pedestrian bridge over a Tualatin River tributary that connects a .09 
mile walking trail to Mariposa Park.

This project will use Park SDC funds and possible grant funding.  The initial $38,156 of preliminary engineering costs were 
funded with a Metro Greenspaces grant. 

General Fund - Parks

Total Expenditures

Engineering
Construction

Total Funding Sources

Revenue
(Funding Source)

Metro Grant
Parks System Development Charges

6
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Fund / Department:   2024-2025 Budget Amt: 9,500            Project Start Year: 2024-2025
Total Project Cost Amt: 9,500            Project Completion Year: 2024-2025

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

9,500        9,500            
-                
-                
-                
-                

- 9,500 -            -             -                -            -                -            -              9,500            

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

9,500        9,500            
-                
-                
-                

- 9,500 -            -             -                -            -                -            -              9,500            Total Funding Sources

Revenue
(Funding Source)

General Fund

Total Expenditures

Construction

Expenditures

GFPK.008 - HARLEMAN PARK IRRIGATION SYSTEM PROJECT

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Install and reroute irrigation system to accommodate for the new tennis/pickleball court project and new outfield 
fencing at Harleman Park.

This is a one-time expense that will reduce funds available in the General Fund.

General Fund - Parks

7
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Fund / Department:   2024-2025 Budget Amt: 12,000          Project Start Year: 2024-2025
Total Project Cost Amt: 36,000          Project Completion Year: 2026-2027

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

12,000      12,000      12,000       36,000          
-                
-                
-                
-                

- 12,000 12,000      12,000       -                -            -                -            - 36,000 

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

12,000      12,000      12,000       36,000          
-                
-                
-                

- 12,000 12,000      12,000       -                -            -                -            - 36,000 Total Funding Sources

Revenue
(Funding Source)

General Fund

Total Expenditures

Installation

Expenditures

GFPK.009 - PARK FENCES

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Installation of fences around Magnolia Park, Tarrybrooke Park, and Alpine Park to improve safety.

This project will reduce funds avaiable in the General Fund.

General Fund - Parks

8
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Fund / Department:   2024-2025 Budget Amt: Project Start Year: 2030-2031
Total Project Cost Amt: 63,000   Project Completion Year: 2034-2035

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

25,000    38,000    63,000    
-  
-  
-  
-  

-    -  -    -   -   -  25,000    38,000    - 63,000 

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

25,000    38,000    63,000    
-    
-    
-  

-  -  -  -   -    - 25,000 38,000    - 63,000 

Expenditures

GFPK.010 - TENNIS/PICKLEBALL COURT RESURFACE

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Resurface and restripe tennis/pickleball courts. This is recommended by the original vendor to maximize the life and 
looks of the courts.

This will be a reduction of funds in the General fund but will reduce future long-term maintenance cost.

General Fund - Parks

Total Expenditures

Resurface

Total Funding Sources

Revenue
(Funding Source)

General Fund

9
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Fund / Department:   2024-2025 Budget Amt: 10,000          Project Start Year: 2020-2021
Total Project Cost Amt: 75,000          Project Completion Year: 2025-2026

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

55,000      10,000      10,000      75,000          
-                
-                
-                
-                

55,000      10,000      10,000      -             -                -            -                -            -              75,000          

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

55000 10,000      10,000      75,000          
-                
-                
-                

55,000      10,000      10,000      -             -                -            -                -            -              75,000          

Expenditures

GFTR.007 - CITY HALL CAMPUS SECURITY UPGRADES

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

With the growth of the city campus there is a need for expanding video security to cover all areas of the city complex. 
The existing system was installed in 2003, new technology requires an updated software and upgrading cameras as 
they are replaced. This will be an ongoing project to maintain campus security.

These funds are budgeted in the Internal Services Fund - Facilities, but will be transferred from the General Fund 
through cost allocation. 

Internal Services Fund - Facilities

Total Expenditures

Update security software and begin replacing cameras

Total Funding Sources

Revenue
(Funding Source)

General Fund

10
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Fund / Department:   2024-2025 Budget Amt: 15,000          Project Start Year: 2024-2025
Total Project Cost Amt: 75,000          Project Completion Year: 2028-2029

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

15,000      15,000      15,000       15,000          15,000      75,000          
-                
-                
-                
-                
-                

-            15,000      15,000      15,000       15,000          15,000      -                -            -              75,000          

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

15,000      15,000      15,000       15,000          15,000      75,000          
-                
-                
-                
-                

- 15,000 15,000      15,000       15,000          15,000      -                -            -              75,000          Total Funding Sources

Revenue
(Funding Source)

General Fund

Total Expenditures

HVAC Replacement

Expenditures

GFTR.008 - PUBLIC SAFETY & CITY HALL HVAC REPLACEMENT

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Replace aging HVAC units as needed.

This project will be a reduction in several funds over the next 5 years. 

General-Storm-Water-Sewer-Street

11
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Fund / Department:   2024-2025 Budget Amt: 119,096       Project Start Year: 2024-2025
Total Project Cost Amt: 119,096       Project Completion Year: 2024-2025

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

119,096   119,096       
-                
-                
-                
-                

- 119,096 -            -             -                -            -                -            -              119,096       

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

106,126   106,126       
12,970      12,970          

-                
-                

- 119,096 -            -             -                -            -                -            -              119,096       

Expenditures

GFTR.011 - PUBLIC SAFETY BUILDING ETO LIGHTING

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Replace inefficient interior lighting with energy efficient LED fixtures and/or bulbs.

Funding will come from the Internal Services Fund transfer from General Fund. Possible reimbursement from Energy 
Trust of Oregon (ETO) Grant. 

ISF-Internal Services Fund

Total Expenditures

Installation

Total Funding Sources

Revenue
(Funding Source)

General Fund
Energy Trust of Oregon

12
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Fund / Department:   2024-2025 Budget Amt: 50,000       Project Start Year: 2024-2025
Total Project Cost Amt: 50,000       Project Completion Year: 2024-2025

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000      50,000      
-            
-            
-            
-            

- 50,000 -            -              -              -            -            -            -              50,000      

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000      50,000      
-            
-            
-            

-            50,000      -            -              -              -            -            -            -              50,000      

Expenditures

STRM.004 - PHASE 5 STORM SEWER UPGRADES

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Replace substandard catch basins with sump catch basins and install manholes at unstructured junctions in areas of water system 
upgrades. This project is proposed to be done in conjunction with the Phase 5 Water Main upgrades.  A major portion of this work will 
occur on Fawn St. (10th-12th) where the Fawn Street sanitary sewer replacement necessitates replacing all utilities.

This is a one-time expense that is funded through prior year savings.

Storm Drain Fund

Total Expenditures

Construction

Total Funding Sources

Revenue
(Funding Source)

Storm Drain Fund

13
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Fund / Department:   2024-2025 Budget Amt: Project Start Year: 2025-2026
Total Project Cost Amt: 25,000       Project Completion Year: 2025-2026

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

25,000      25,000      
-            
-            
-            
-            

-            -            25,000      -              -              -            -            -            -              25,000      

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

25,000      25,000      
-            
-            
-            

-            - 25,000 -              -              -            -            -            -              25,000      

Expenditures

STRM.005 - PHASE 6 STORM SEWER UPGRADES

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Replace substandard catch basins with sump catch basins and install manholes at unstructured junctions in areas of 
water system upgrades. This project is proposed to be done in conjunction with the Phase 6 Water Main upgrades.   
Design will occur in FY 2024-2025.  The storm design cost is contained in the Phase 6 water design costs.

This is a one-time expense that is funded through prior year savings.

Storm Drain Fund

Total Expenditures

Construction

Total Funding Sources

Revenue
(Funding Source)

Storm Drain Fund
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Fund / Department:   2024-2025 Budget Amt: 40,000       Project Start Year: 2020-2021
Total Project Cost Amt: 950,000     Project Completion Year: ongoing

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

120,000    40,000      40,000      50,000       50,000       60,000      310,000    280,000    950,000    
-            
-            
-            
-            

120,000    40,000      40,000      50,000       50,000       60,000      310,000    280,000    - 950,000 

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

120,000    40,000      40,000      50,000       50,000       60,000      310,000    280,000    950,000    
-            
-            
-            

120,000    40,000      40,000      50,000       50,000       60,000      310,000    280,000    - 950,000 

Expenditures

STRM.006 - WATER QUALITY FACILITY REHABILITATION

PROJECT SUMMARY

PROJECT DETAILS

Goal 4 - Ensure safety for all community members

FINANCIAL INFORMATION

On-going rehab of existing water quality facilities per CWS standards. Clear, grub and replant facilities that are now 
overgrown, silted in and/or no longer functioning efficiently. This will also cover costs of repairs to walls, fences and 
other associated structures that fail or come to end of life.

This project reduces maintenance cost and improves water quality to our streams and rivers.

Storm Drain Fund

Total Expenditures

Water Quality Facility Rehab Projects

Total Funding Sources

Revenue
(Funding Source)

Storm Drain Fund
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Fund / Department:   2024-2025 Budget Amt: 30,000       Project Start Year: 2020-2021
Total Project Cost Amt: 210,000     Project Completion Year: ongoing

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

90,000      30,000      30,000      30,000       30,000       210,000    
-            
-            
-            
-            

90,000      30,000      30,000      30,000       30,000       -            -            -            -              210,000    

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

90,000      30,000      30,000      30,000       30,000       210,000    
-            
-            
-            

90,000      30,000      30,000      30,000       30,000       -            -            -            -              210,000    Total Funding Sources

Revenue
(Funding Source)

Storm Drain Fund

Total Expenditures

Water Quality Manholes

Expenditures

STRM.007 - WATER QUALITY MANHOLES

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Install Water Quality Manholes (WQMH) prior to existing Water Quality Facilities (WQF) to improve performance of the 
Storm Drain system. WQMH's help separate debris, garbage and oils from entering WQF's further improving the water 
quality we discharge into our streams and rivers.

WQMH's help lower maintenance costs in WQF's and help improve water quality for all. Funding is from the Storm 
Drain fees.

Storm Drain Fund
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Fund / Department:   2024-2025 Budget Amt: Project Start Year: 2025-2026
Total Project Cost Amt: 250,000     Project Completion Year: 2026-2027

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000      50,000      
200,000     200,000    

-            
-            
-            

-            - 50,000 200,000     -              -            -            -            - 250,000 

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000      200,000     250,000    
-            
-            
-            

-            - 50,000 200,000     -              -            -            -            - 250,000 

Expenditures

STRM.008 - DOGWOOD PARK REGIONAL FACILITY

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

A regional stormwater treatment facility will be constructed in the low area at the west end of the Dogwood Park 
Expansion area.  The facility will treat currently untreated stormwater runoff that daylights to an open ditch just south 
of Webb Road on the east side of S. 26th Avenue. 

The project will be funded by stormwater system devleopment charges as well as monies collected from the fee-in-lieu 
program for stormwater treatment and hydromodification.

Storm Drain Fund

Total Expenditures

Engineering
Construction

Total Funding Sources

Revenue
(Funding Source)

Fixed Asset - Storm Fund
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Fund / Department:   2024-2025 Budget Amt: Project Start Year: 2026-2027
Total Project Cost Amt: 250,000     Project Completion Year: 2026-2027

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

250,000     250,000    
-            
-            
-            
-            

-            -            -            250,000     -              -            -            -            - 250,000 

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

250,000     250,000    
-            
-            
-            

-            -            -            250,000     -              -            -            -            - 250,000 Total Funding Sources

Revenue
(Funding Source)

Storm Drain Fund

Total Expenditures

Planning

Expenditures

STRM.009 - STORMWATER MASTER PLAN

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Develop a new storm master plan that identifies new regional treatment and detention projects and analyzes potential fees for 
use of these facilities by development projects needing to meet Clean Water Services standards.  The plan will also analyze how 
the City can meet storm permit requirements within the City's budget constraints.

The plan is designed to create a stormwater fee structure for new development that provides a lower cost and more effective 
approach to treatment and detention of runoff. 

Storm Drain Fund
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Fund / Department:   2024-2025 Budget Amt: 15,000       Project Start Year: 2024-2025
Total Project Cost Amt: 95,000       Project Completion Year: 2025-2026

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

15,000      15,000      
80,000      80,000      

-            
-            
-            

-            15,000      80,000      -              -              -            -            -            -              95,000      

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

15,000      80,000      95,000      
-            
-            
-            

- 15,000 80,000      -              -              -            -            -            -              95,000      Total Funding Sources

Revenue
(Funding Source)

Fixed Asset - Water Fund (#13)

Total Expenditures

Engineering
Construction

Expenditures

WTR.003 - S. 29TH BLVD WATER MAIN (LAUREL WOODS TO DOGWOOD)

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Construct a 12" water main along the new 29th Ave collector street from Laurel Woods to Dogwood and connect to 
existing Dogwood water main.  This project will be funded through Water System Development Charges.  If Phases 2 & 
3 of S. 29th Blvd. are construced, this 12" water main will be extended to Baseline.

This will reduce the available funds in the Fixed Asset - Water Fund (#13)

Water Fund
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Fund / Department:   2024-2025 Budget Amt: 450,000     Project Start Year: 2023-2024
Total Project Cost Amt: 475,000     Project Completion Year: 2024-2025

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

25,000      25,000      
450,000    450,000    

-            
-            
-            

25,000      450,000    -            -              -              -            -            -            -              475,000    

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

25,000      450,000    475,000    
-            
-            
-            

25,000      450,000    -            -              -              -            -            -            -              475,000    Total Funding Sources

Revenue
(Funding Source)

Water Fund

Total Expenditures

Engineering
Construction

Expenditures

WTR.005 - PHASE 5 WATER MAIN UPGRADES

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

This is year five of a multi-year project to replace corroded steel and undersized water mains in the City.  This phase will replace water lines on:  Fawn St (10th to 
12th), 12th Ave (Fawn to Ginger), Elder Ct. (west of 15th), and S. 16th (Cherry to the extension of Alpine to the east).Replacing the substandard and 
deteriorating steel water mains saves significant water loss and reduces the City's maintenance costs.

Replacing the substandard and deteriorating steel water mains saves significant water loss and reduces the City's maintenance costs.  

Water Fund
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Fund / Department:   2024-2025 Budget Amt: 50,000       Project Start Year: 2024-2025
Total Project Cost Amt: 475,000     Project Completion Year: 2025-2026

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000      50,000      
425,000    425,000    

-            
-            
-            

-            50,000      425,000    -              -              -            -            -            -              475,000    

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000      425,000    475,000    
-            
-            
-            

- 50,000 425,000    -              -              -            -            -            -              475,000    Total Funding Sources

Revenue
(Funding Source)

Water Fund

Total Expenditures

Engineering
Construction

Expenditures

WTR.006 - PHASE 6 WATER MAIN UPGRADES

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

This is year 6 of a multi-year project to replace corroded steel and undersized water mains in the City.  This phase will 
replace water lines on:  14th Ave. (Davis to Fremont), 13th Ave (Davis to Fremont), Fremont (14th to 15th), as well as in 
other locations.

Replacing the substandard and deteriorating steel water mains saves significant water loss and reduces the City's 
maintenance costs.  

Water Fund
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Fund / Department:   2024-2025 Budget Amt: 1,604,998    Project Start Year: 2021-2022
Total Project Cost Amt: 2,771,998    Project Completion Year: 2025-2026

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

552,000   145,245        15,000      712,245        
500,000   1,459,753    100,000    2,059,753    

-          
-          
-          

1,052,000       1,604,998    115,000    -        -           -      -      -      -           2,771,998    

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

526,000   802,499        57,500      1,385,999    
526,000   802,499  57,500      1,385,999    

-          
-          

1,052,000       1,604,998    115,000    -       -           -      -      -      -           2,771,998    Total Funding Sources

Revenue
(Funding Source)

Water Fund
Fixed Assets - Water Fund

Total Expenditures

Engineering & Construction Management
Construction

Expenditures

WTR.007 - BOOSTER STATION UPGRADE

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

The current booster station in Water Park was constructed in 1969 and is outdated and nearing its end-of-life. This project 
will design and construct a new, seismic resilient booster pump station at that incorporates modern technology and is 
compliant with current building codes.

This will reduce the available funds in the Water Fund and the Fixed Asset - Water Fund (#13).

Water Fund
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Fund / Department:   2024-2025 Budget Amt: Project Start Year: 2027-2028
Total Project Cost Amt: 250,000     Project Completion Year: 2027-2028

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

250,000     250,000    
-            
-            
-            
-            

-            -            -            -              250,000     -            -            -            -              250,000    

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

125,000     125,000    
125,000     125,000    

-            
-            

-            -            -            -              250,000     -            -            -            -              250,000    Total Funding Sources

Revenue
(Funding Source)

Sanitary Sewer Fund
Fixed Asset - Sanitary Sewer Fund

Total Expenditures

Planning

Expenditures

SWR.002 - SANITARY SEWER MASTER PLAN UPDATE

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Update the 2003 Sanitary Sewer master plan. An updated master plan allows the City to make informed decisions 
regarding where Sanitary Sewer funding should be spent.

50% of the expenses will come from System Development Charges, which will reduce the funds available in the Fixed 
Asset - Sanitary Sewer Fund (#14).**

Sanitary Sewer Fund
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Fund / Department:   2024-2025 Budget Amt: Project Start Year: 2025-2026
Total Project Cost Amt: 300,000     Project Completion Year: 2026-2027

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000      50,000      
250,000     250,000    

-            
-            
-            

-            - 50,000 250,000     -              -            -            -            - 300,000 

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

25,000      125,000     150,000    
25,000      125,000     150,000    

-            
-            

-            -            50,000      250,000     -              -            -            -            - 300,000 

Expenditures

SWR.003 - GINGER/FAWN ALLEY SANITARY SEWER UPGRADE (8TH TO 10TH)

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Replace or modify, as needed, existing sanitary sewer in alley between Ginger and Fawn (8th to 10th) so that the line 
can be easily maintained. The project should be done in conjunction with Phase 6 Water Main upgrades which will work 
in the same corridor.

By improving the City's ability to maintain this sanitary sewer, the risk of a sewer overflow and resulting potential fines 
will be reduced.

Sanitary Sewer Fund

Total Expenditures

Engineering
Construction

Total Funding Sources

Revenue
(Funding Source)

Sanitary Sewer Fund
Fixed Asset - Sanitary Sewer Fund
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Fund / Department:   2024-2025 Budget Amt: 125,000     Project Start Year: 2023-2024
Total Project Cost Amt: 225,000     Project Completion Year: 2024-2025

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

100,000    100,000    
125,000    125,000    

-            
-            
-            

100,000    125,000    -            -              -              -            -            -            -              225,000    

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000      62,500      112,500    
50,000      62,500      112,500    

-            
-            

100,000    125,000    -            -              -              -            -            -            -              225,000    

Expenditures

SWR.004 - FAWN STREET SANITARY SEWER REPLACEMENT (10th to 12th)

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Replace concrete mainline under Fawn Street between S. 10th and S. 12th Avenues.  Existing sewer is likely to fail in 
future due to corrosion.  Ceiling of pipe is almost worn through. Due to the narrow right-of-way, the water main and 
storm sewer in the corridor will also be replaced.

If pipe fails before it is replaced, cost of replacement will be higher and desruption to the neighborhood will be 
significant.

Sanitary Sewer Fund

Total Expenditures

Engineering
Construction

Total Funding Sources

Revenue
(Funding Source)

Sanitary Sewer Fund
Fixed Asset - Sanitary Sewer Fund
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Fund / Department:   2024-2025 Budget Amt: Project Start Year: 2023-2024
Total Project Cost Amt: 140,000     Project Completion Year: 2025-2026

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000      50,000      
90,000      90,000      

-            
-            
-            

50,000      - 90,000 -              -              -            -            -            -              140,000    

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000      90,000      140,000    
-            
-            
-            

50,000      - 90,000 -              -              -            -            -            -              140,000    Total Funding Sources

Revenue
(Funding Source)

Fixed Asset - Sanitary Sewer Fund

Total Expenditures

Engineering
Construction

Expenditures

SWR.005 - S. 29TH BLVD SANITARY SEWER EXTENSIONS

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Construct an 8" sanitary sewer from Laurel Woods to Dogwood to serve the Hillsboro School District property in the 
future.  This project will be funded through Sanitary Sewer System Development Charges although the City intends to 
set up a reimbursement district for the project.

This will reduce the available funds in the Fixed Asset - Sanitary Sewer Fund (#14)

Sanitary Sewer Fund
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Fund / Department:   2024-2025 Budget Amt: 408,000   Project Start Year: 2024-2025
Total Project Cost Amt: 408,000   Project Completion Year: 2024-2025

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000    50,000    
358,000  358,000  

-  
-    
-    

-  408,000  -  -   -   -  -  -    -  408,000  

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

358,000  358,000  
50,000    50,000    

-  
-  

- 408,000 -  -    -   -    -    -  -  408,000  

Expenditures

STRT.002 - DAVIS PEDESTRIAN IMPROVEMENT PROJECT - PHASE 3 (10th to 11th)

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

This project on the south side of Davis Street between 10th and 11th is designed to complete Davis Street west of 14th 
Avenue.  The project relies on CDBG funds which were applied for in October 2023.  If the funds are not awarded to 
the City, this project will be postponed to a future fiscal year.

Project is expected to be funded by a $358,000 CDBG grant to be awarded in early 2024.  These funds will be used for 
construction.  The project is supplmented with TDT funds for the engineering design and survey.

Street Fund

Total Expenditures

Engineering
Construction

Total Funding Sources

Revenue
(Funding Source)

CDBG Grant Funds
TDT Funds
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Fund / Department:   2024-2025 Budget Amt: Project Start Year: 2027-2028
Total Project Cost Amt: 350,000       Project Completion Year: 2027-2028

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

350,000       350,000       
-                
-                
-                
-                

-            -            -            -             350,000       -            -                -            -              350,000       

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

350,000       350,000       
-                
-                
-                

-            -            -            -             350,000       -            -                -            -              350,000       

Expenditures

STRT.007 - TRANSPORTATION SYSTEM PLAN (TSP) UPDATE

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Update the Transportation System Plan as required by the state. 

This project will be a reduction in the Street Fund.

Street Fund

Total Expenditures

Planning

Total Funding Sources

Revenue
(Funding Source)

Street Fund
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Fund / Department:   2024-2025 Budget Amt: 50,000          Project Start Year: 2024-2025
Total Project Cost Amt: 300,000       Project Completion Year: 2025-2026

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000      50,000          
250,000   250,000       

-                
-                
-                

-            50,000      250,000   -             -                -            -                -            -              300,000       

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000      250,000   300,000       
-                
-                
-                

- 50,000 250,000   -             -                -            -                -            -              300,000       Total Funding Sources

Revenue
(Funding Source)

TDT Funds

Total Expenditures

Engineering
Construction

Expenditures

TDT.001 - S 29TH BLVD - PHASE 1

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Construct the first phase of a new collector street connecting the Laurel Woods subdivision with Baseline.  This phase 
extends S 29th Blvd from Laurel Woods to Dogwood Street. 

This project uses TDT funds.

Traffic Development Fund
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Fund / Department:   2024-2025 Budget Amt: Project Start Year: 2029-2030
Total Project Cost Amt: 6,000,000    Project Completion Year: 2029-2030

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

100,000       100,000       
5,900,000    5,900,000    

-                
-                
-                

-            -            -            -             -                - 6,000,000 -            -              6,000,000    

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

6,000,000    6,000,000    
-                
-                
-                

-            -            -            -             -                - 6,000,000 -            -              6,000,000    

Expenditures

TDT.002 - S 29TH BLVD - PHASE 2

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Construct the second phase of a new collector street connecting the Laurel Woods subdivision with Baseline.  This 
phase extends S 29th Blvd from Dogwood Street to SW 345th.

This project uses TDT funds.

Traffic Development Fund

Total Expenditures

Engineering
Construction

Total Funding Sources

Revenue
(Funding Source)

TDT Funds
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Fund / Department:   2024-2025 Budget Amt: Project Start Year: 2029-2030
Total Project Cost Amt: 4,000,000    Project Completion Year: 2029-2030

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

250,000       250,000       
3,750,000    3,750,000    

-                
-                
-                

-            -            -            -             -                - 4,000,000 -            -              4,000,000    

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

4,000,000    4,000,000    
-                
-                
-                

-            -            -            -             -                -            4,000,000    -            -              4,000,000    Total Funding Sources

Revenue
(Funding Source)

TDT Funds

Total Expenditures

Engineering
Construction

Expenditures

TDT.003 - S 29TH BLVD - PHASE 3

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Construct the third phase of a new collector street connecting the Laurel Woods subdivision with Baseline.  This phase 
reconstructs 345th from the S. 29th Blvd to Baseline. The phase includes a new intereection of 345th and S. 29th Blvd, 
new gated rail crossing, and rebuilt signalized intersection of 345th and Baseline.

This project uses TDT funds.

Traffic Development Fund
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Fund / Department:   2024-2025 Budget Amt: Project Start Year: 2025-2026
Total Project Cost Amt: 4,800,000    Project Completion Year: 2027-2028

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

1,300,000    1,300,000    
1,500,000    2,000,000    3,500,000    

-          
-           
-          

-      - 1,300,000 1,500,000    2,000,000    -      -          -      -       4,800,000    

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

1,300,000    1,500,000    2,000,000    4,800,000    
-          
-          
-          

-      - 1,300,000 1,500,000    2,000,000    -      -          -      -       4,800,000    

Expenditures

TDT.004 - N. 19TH AVENUE (WALGREENS TO COUNCIL CREEK)

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

This project completes N. 19th from Walgreens to the Council Creek Bridge.  The project includes a new drainage system 
on 19th; sidewalks, curb & gutter, street trees, and streetlights on both sides of the street; a mini-roundabout at 
Holladay; and a chicane for southbound traffic just south of Council Creek. 

This project uses TDT funds.

Traffic Development Fund

Total Expenditures

Engineering
Construction

Total Funding Sources

Revenue
(Funding Source)

TDT Funds
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Fund / Department:   2024-2025 Budget Amt: 250,000        Project Start Year: 2024-2025
Total Project Cost Amt: 3,250,000    Project Completion Year: 2026-2027

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

250,000    250,000        
1,500,000    1,500,000    3,000,000    

-          
-          
-          

-      250,000    1,500,000    1,500,000    -          -      -          -      - 3,250,000 

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

250,000    1,500,000    1,500,000    3,250,000    
-          
-          
-          

-      250,000    1,500,000    1,500,000    -          -      -          -      - 3,250,000 

Expenditures

TDT.005 - S 20TH AND 26TH COMPLETE STREETS

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

With the delay in constructing a new north-south collector from Laurel Woods (S. 29th Blvd), this project revamps S. 20th and S. 26th into more 
pedestrian friendly, asthetically-pleasing residental collector streets.  Improvements will include: bulbouts, raised intersections, chicanes, RRFB 
pedestrian crossings, more street trees, and additional street lights.

This project uses TDT funds.

Traffic Development Fund

Total Expenditures

Engineering
Construction

Total Funding Sources

Revenue
(Funding Source)

TDT Funds
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Fund / Department:   2024-2025 Budget Amt: Project Start Year: 2026-2027
Total Project Cost Amt: 2,150,000    Project Completion Year: 2031-2032

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

150,000     150,000       
400,000       400,000   1,200,000    2,000,000    

-                
-                
-                

-            -            -            150,000     400,000       400,000   1,200,000    -            -              2,150,000    

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

150,000     400,000       400,000   1,200,000    2,150,000    
-                
-                
-                

-            -            -            150,000     400,000       400,000   1,200,000    -            -              2,150,000    Total Funding Sources

Revenue
(Funding Source)

TDT Funds

Total Expenditures

Engineering
Construction

Expenditures

TDT.006 - DAVIS ST PEDESTRIAN IMPROVEMENT PROJECT - PHASE 4 (14th to 19th)

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

This project on the south side of Davis Street between 14th and 19th  is designed to complete Davis Street.  The 
project will use TDT funds.  It is a multi-year project with one block to be completed each year.  

This project uses TDT funds.

Traffic Development Fund
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Fund / Department:   2024-2025 Budget Amt: 25,000          Project Start Year: 2022-2023
Total Project Cost Amt: 100,000       Project Completion Year: 2025-2026

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

50,000      25,000      25,000      100,000       
-                
-                
-                
-                

50,000      25,000      25,000      -             -                -            -                -            -              100,000       

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

10,000      5,000        5,000        20,000          
10,000      5,000        5,000        20,000          
10,000      5,000        5,000        20,000          
10,000      5,000        5,000        20,000          
10,000      5,000        5,000        20,000          
50,000      25,000      25,000      -             -                -            -                -            -              100,000       

Street Fund
Total Funding Sources

Revenue
(Funding Source)

General Fund
Storm Drain Fund

Water Fund
Sanitary Sewer Fund

Total Expenditures

Covered Material Storage Bins

Expenditures

PWKS.001 - KODIAK COVERED STORAGE BINS

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Construct covers over open material bins due to Department of Environmental Quality (DEQ) requirements.

Funding will come from multiple departments. This expense will be carried out over 4 years.

General - Storm - Water - Sewer - Street

35
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Fund / Department:   2024-2025 Budget Amt: 5,000            Project Start Year: 2019-2020
Total Project Cost Amt: 37,000          Project Completion Year: 2026-2027

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

22,000      5,000        5,000        5,000         37,000          
-                
-                
-                
-                

22,000      5,000        5,000        5,000         -                -            -                -            - 37,000 

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

4,400        1,000        1,000        1,000         7,400            
4,400        1,000        1,000        1,000         7,400            
4,400        1,000        1,000        1,000         7,400            
4,400        1,000        1,000        1,000         7,400            
4,400        1,000        1,000        1,000         7,400            

22,000      5,000        5,000        5,000         -                -            -                -            - 37,000 

Expenditures

PWKS.003 - KODIAK CARPET REPLACEMENT

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Replace the carpet in the Kodiak facility that is over 18 years old and becoming frayed and worn. 

Funding will come from multiple funds. This is a multi-year project that began in FY2019-2020, with $5,000 being spent 
each year.

General - Storm - Water - Sewer - Street

Total Expenditures

Carpet Replacement

Street Fund
Total Funding Sources

Revenue
(Funding Source)

General Fund
Storm Drain Fund

Water Fund
Sanitary Sewer Fund
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Fund / Department:   2024-2025 Budget Amt: 12,500          Project Start Year: 2024-2025
Total Project Cost Amt: 25,000          Project Completion Year: 2025-2026

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

12,500      12,500      25,000          
-                
-                
-                
-                

- 12,500 12,500      -             -                -            -                -            -              25,000          

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

12,500      12,500      25,000          
-                
-                
-                

- 12,500 12,500      -             -                -            -                -            -              25,000          Total Funding Sources

Revenue
(Funding Source)

Street Fund

Total Expenditures

Garbage Cans

Expenditures

PWKS.006 - GARBAGE CAN CONTAINERS

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Replace existing garbage cans along Adair & Baseline with "Garage Carts" which house roll out carts that will work with local 
garbage haulers trucks/policies while still helping prevent illegal dumping. Local artists will be asked to submit art that will then 
be made into wraps by Miracle Sign to provide aesthetics and promote community involvement.

This will result in an expenditure in the Street Fund, $12,500 each year for two years.

Street Fund
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Fund / Department:   2024-2025 Budget Amt: 56,900          Project Start Year: 2024-2025
Total Project Cost Amt: 56,900          Project Completion Year: 2024-2025

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

56,900      56,900          
-                
-                
-                
-                

- 56,900 -            -             -                -            -                -            -              56,900          

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

9,300        9,300            
29,000      29,000          

9,300        9,300            
9,300        9,300            

- 56,900 -            -             -                -            -                -            -              56,900          

Expenditures

PWKS.011 - KODIAK & RESERVOIR SECURITY UPDATES

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Install additional door card readers on the mechanic shop, warehouse and reservoir site. Install security cameras 
around the Kodiak facility and reservoir site. These will increase the security and safety of these sites.

This will be a one time expense with funding coming from multiple departments.

Storm-Water-Sewer-Street

Total Expenditures

Equipment/Installation

Total Funding Sources

Revenue
(Funding Source)

Storm Drain Fund
Water Fund

Sanitary Sewer Fund
Street Fund
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Fund / Department:   2024-2025 Budget Amt: 197,000       Project Start Year: ongoing
Total Project Cost Amt: 657,100       Project Completion Year: ongoing

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

197,000   197,000       
-                

36,000       36,000          
68,000          68,000          

-                
236,100       120,000       356,100       

- 197,000 - 36,000 68,000          - 236,100 120,000       - 657,100 

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

47,000      5,200         5,600            19,700          52,000          129,500       
40,000      5,200         15,600          36,950          17,000          114,750       
35,000      5,200         15,600          34,250          17,000          107,050       
40,000      5,200         15,600          59,250          17,000          137,050       
35,000      15,200       15,600          85,950          17,000          168,750       

- 197,000 - 36,000 68,000          - 236,100 120,000       - 657,100 

Expenditures

EQUP.001 - EQUIPMENT REPLACEMENT PROGRAM

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Equipment Replacement Program. See APPENDIX A for detailed replacement schedule

These will be ongoing costs to ensure that staff has equipment that meets the needs of the city. The impact by year 
will depend on the type of equipment purchased.

Multiple

Total Expenditures

Equipment Replacement (FY2024-2025)
Equipment Replacement (FY2025-2026)
Equipment Replacement (FY2026-2027)
Equipment Replacement (FY2027-2028)
Equipment Replacement (FY2028-2029)
Equipment Replacement (FY2029-2044)

Street Fund
Total Funding Sources

Revenue
(Funding Source)

General Fund
Storm Drain Fund

Water Fund
Sanitary Sewer Fund
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Fund / Department:   2024-2025 Budget Amt: 355,000       Project Start Year: ongoing
Total Project Cost Amt: 5,935,000    Project Completion Year: ongoing

Council Goal: 

Detailed Description of Project:

The Budget Impact of this Project:

Prior Year
Expenditure

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

355,000   355,000       
35,000      35,000          

65,000       65,000          
410,000       410,000       

830,000   830,000       
1,370,000    2,220,000    650,000     4,240,000    

- 355,000 35,000      65,000       410,000       830,000   1,370,000    2,220,000    650,000     5,935,000    

Prior Year
Revenues

2024-2025 2025-2026 2026-2027 2027-2028 2028-2029 5-10 years
2029-2034

10-15 years
2034-2039

15-20 years
2039-2044

TOTALS

45,000      15,000       75,000          650,000   1,100,000    1,870,000    3,755,000    
17,500      8,750        17,500          175,000       325,000     543,750       

137,500   8,750        15,000       180,000   217,500       558,750       
137,500   8,750        35,000       300,000       17,500          175,000       325,000     998,750       

17,500      8,750        35,000          17,500          78,750          
- 355,000 35,000      65,000       410,000       830,000   1,370,000    2,220,000    650,000     5,935,000    

Expenditures

VHCL.001 - VEHICLE REPLACEMENT PROGRAM

PROJECT SUMMARY

PROJECT DETAILS

Goal 5 - Develop the necessary infrastructure to meet the growth, service demands, and emergency preparedness needs of the community

FINANCIAL INFORMATION

Vehicle Replacement Program. See APPENDIX B for detailed replacement schedule.

These will be ongoing costs to ensure that staff has vehicles that meet the needs of the city. The impact by year will 
depend on the type of vehicle being purchased.

Multiple

Total Expenditures

Vehicle Replacement (FY2024-2025)
Vehicle Replacement (FY2025-2026)
Vehicle Replacement (FY2026-2027)
Vehicle Replacement (FY2027-2028)
Vehicle Replacement (FY2028-2029)
Vehicle Replacement (FY2029-2044)

Street Fund
Total Funding Sources

Revenue
(Funding Source)

General Fund
Storm Drain Fund

Water Fund
Sanitary Sewer Fund
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APPENDIX A

Asset Description Department Equip
ID

Fiscal 
Year

Cost

EQUIP10012 HP T1100 Plotter commdev-eng 2025 12,000
EQUIP10061 TV Truck Software 1/2 Storm-Sewer 2025 10,000
EQUIP10049 1994 Cat Backhoe pk sd wa sw st 94-816 2025 175,000
EQUIP10077 Message Reader Boards pk sd wa sw st 2027 13,000
EQUIP10082 Message Reader Boards pk sd wa sw st 2027 13,000
EQUIP10097 Airless Paint Sprayer Streets 2027 10,000
New2028 1990 Sullair Air Compressor pk sd wa sw st 2028 28,000
New2028 Bomag Roller sd-wa-sw-st 2028 40,000
EQUIP10040 Flat Saw Streets 2030 15,000
New2030 Core Cut Concrete Slab Saw sd-wa-sw-st 2030 32,000
EQUIP10039 Cat Attachment & Hammer Streets 2030 9,000
EQUIP10042 Fueling Station-Card Reader Streets 2030 30,000
EQUIP10055 Fuel Tank Gas/Diesel w/pumps Sewer 2030 25,000
EQUIP10106 Thermal Imaging Camera Fire 2031 12,000
New2032 Folding/Stuffing Machine admin-wa-sw-sd 2032 20,000
EQUIP10094 2018 Cargo Trailer pk - sd - st 2034 8,100
EQUIP10094 2014 CAT 303.5E sd-wa-sw-st 14-823 2034 85,000
New2036 2021 Kubota RTV Tractor pk sd wa sw st 2036 45,000
New2036 Riding Mower Parks 2036 35,000
EQUIP10131 Bradbury Vehicle Lift pk sd wa sw st 2038 40,000

657,100

EQUIPMENT REPLACEMENT SCHEDULE

Replacement
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APPENDIX B

Asset Description Department Vehicle ID
Fiscal
Year

Cost

VEHCL10029 2008 Ford F250 Pick Up sd-wa-sw-st 08-813 2025 35,000
VEHCL10030 2008 Ford F250 Pick Up sd-wa-sw-st 08-821 2025 35,000
VEHCL10041 1996 Freightliner Dump Truck Water-Sewer 96-833 2025 240,000
VEHCL10027 2007 Chevrolet 1500 Pick Up Facility 07-812 2025 45,000
VEHCL10033 2011 GMC Sierra 1/2 Ton sd-wa-sw-st 11-837 2026 35,000
VEHCL10026 2007 Ford F-450 Parks-Water 07-832 2027 30,000
VEHCL10063 2016 Ford F150 Pickup Sewer 2027 35,000
VEHCL10059 2013 Freightliner Sewer Cleaner Sewer 13-840 2028 300,000
VEHCL10064 2018 Ford F150 Pickup Streets 2028 35,000
VECHL10065 2018 Ford Expedition Fire 2028 75,000
VEHCL10056 2012 International HME Heavy Brush Fire 2029 475,000
VEHCL10057 2012 Dodge Ram 5500 Brush Fire 2029 175,000
New2020 2019 Ford F450 Pick Up Water 2029 85,000
VEHCL10036 2000 GMC C8500 8-Yarder Water 00-826 2029 95,000
VEHCL10031 2009 Ford Escape Hybrid sd-wa-sw-st 09-828 2030 35,000
VEHCL10043 1992 Cat Loader Water 92-834 2030 150,000
VEHCL10032 2010 Ford Escape Hybrid sd-wa-sw-st 10-835 2031 35,000
VEHCL10061 2010 Ford Transit Truck Water 10-831 2031 50,000
VEHCL10058 2015 KME Panter/Flex Custom Pumper Fire 2034 1,100,000
VEHCL10077 2019 Ford T-250 Transit Van Library 2035 70,000
VEHCL10060 2015 KME Fire Tender Fire 2036 500,000
VEHCL 2024 SPARTAN "Star Series" Pumper Apparatus Fire 2039 1,300,000
VEHCL10048 2002 Ford E450 Sewer Video Truck Storm - Sewer 02-830 2039 350,000
NEW2043 2024 Freightliner Sewer Cleaner Storm - Sewer 2043 650,000

5,935,000

VEHICLE REPLACEMENT SCHEDULE

Replacement
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ACRONYMS                                                 Acronyms 

ACRONYMS 
ADA   Americans with Disabilities Act 
AFSCME American Federation of State County and Municipal Employees Union 
AMR  Automated Meter Reading 
ARPA  American Rescue Plan Act 
ASR  Aquifer Storage Recovery 
AV   Assessed Value 
BUG  Broadband Users Group 
CIS  City County Insurance Services 
CDBG   Community Development Block Grant 
CIP   Capital Improvement Program or Plan 
CWS  Clean Water Services 
EDC  Economic Development Commission 
EMS  Emergency Management Services 
EOA  Economic Opportunity Analysis 
ETO  Energy Trust of Oregon 
FEMA  Federal Emergency Management Agency 
FOG  Fats, Oils and Grease 
FTE   Full-Time Equivalent 
FY   Fiscal Year 
GAAP  Generally Accepted Accounting Principles 
GASB   Governmental Accounting Standards Board 
GFOA  Government Finance Officers Association 
GO  General Obligation 
HAA  Halo acetic acids 
HB  House Bill 
HVAC   Heating, Ventilation, and Cooling Equipment 
IAFF  International Association of Fire Fighters 
IFA  Infrastructure Finance Authority 
IGA  Intergovernmental Agreement 
IT  Information Technology 
LED   Light Emitting Diodes 
LEMLA  Law Enforcement Medical Liability Account 
LID   Local Improvement District 
MACC  Metropolitan Area Communications Commission 
ODOT  Oregon Department of Transportation 
OR   Oregon 
ORS   Oregon Revised Statutes 
PAFR  Popular Annual Financial Report 
PAU  Peak Activity Unit 
PC   Personal Computer 
PVC  Polyvinyl Chloride 
SB  Senate Bill 
SCADA  Supervisory Control and Data Acquisition 
SDC   System Development Charges 
SOLV  Stop Oregon Litter & Vandalism 
STEM  Science, Technology, Engineering and Mathematics 
SWM  Surface Water Management 
TDT  Transportation Development Tax 
THM  Trihalomethanes 
UGB   Urban Growth Boundary 
WCCCA Washington County Consolidated Communications Agency 
WCCLS  Washington County Cooperative Library Services 
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GLOSSARY Glossary of Budget Terms 

GLOSSARY OF BUDGET TERMS 
Actual: Denotes revenue or expenditure totals for 
a given period which actually occurred, which is in 
contrast to “Budget” which denotes estimates for a 
period. 

Adopted Budget: The budget as finally adopted by 
the City Council and representing the financial plan 
of the City for the fiscal year identified, which forms 
a basis for appropriations. The adopted budget 
document includes Budget Committee and City 
Council revisions, however certain changes to the 
adopted budget are allowed during the fiscal year 
via resolution or ordinance. The adopted budget 
becomes effective July 1st and is submitted to the 
State for filing by July 15th of each year. (ORS 
294.435) 

Allocated Charges: Funding transferred from one 
fund to another for specific administrative functions 
which benefit those funds. (i.e. City Manager, 
Finance Department, Human Resources, etc.). 

Appropriation: Authorization for spending a 
specific amount of funds for a specific purpose 
during a fiscal year. Appropriations are presented 
in a resolution or ordinance adopted by the 
governing body. (ORS 294.311(3) 

Approved Budget: The budget that has been 
approved by the Budget Committee which includes 
all members of the City Council and an equal 
number of lay members prior to adoption. The data 
from the approved budget is published in the 
Financial Summary before the budget hearing. 
(ORS 294.406) 

Appropriations: Legal authorizations granted by 
the City Council to spend public funds. 

Assessed Valuation (AV): The value set on taxable 
property determined by the Washington County 
Assessor as a basis for levying property taxes. A 
tax initiative passed in 1997 setting a 3% maximum 
annual growth rate in the AV, exclusive of certain 
improvements and new construction. 

Assessment Date: The date on which the value of 
property is set, January 1. (ORS 308.210, 
308.250) 

Assets: Resources having a monetary value and 
that are owned or held by an entity. 

Audit: A comprehensive examination as to the 
manner in which the government’s resources were 
actually utilized, concluding in a written report or 
opinion. A financial audit is a review of the 
accounting and financial information to determine 
how funds were spent and whether they were in 
compliance with appropriations. (ORS 297.425) 

Average Maximum Assessed Value: If the 
property is not specially assessed or partially 
exempt, the value determined by dividing the total 
maximum assessed value of all property in the same 
area in the same property class by the number of 
properties in the same area in the same property 
class. If the property is specially assessed or 
partially exempt, the amount is determined by 
dividing the total maximum assessed value of 
property in the area that is subject to the same 
exemption or special assessment program as the 
subject property by the total number of such 
properties in the area. 

Average Real Market Value: The value determined 
by dividing the total real market value of all 
property in the same area in the same property 
class by the number of properties in the same area 
in the same property class. For specially assessed or 
partially exempt property, the amount determined 
by dividing the total real market value of property 
in the area that is subject to the same exemption or 
special assessment program as the subject property 
by the total number of such properties in the area. 

Balanced Budget: A budget is “balanced” when 
total resources (beginning fund balance plus current 
revenues plus transfers-in) equals total requirements 
(expenditures plus contingency plus transfers-out 
plus ending fund balance) for each fund. Per 
Oregon Administrative Rule 150-294.352(1)-(B), 
"The...total resources in a fund equal the total of 
expenditures and requirements for that fund." 

Bancroft: Section of Oregon Law that allows 
benefited property owners within a Local 
Improvement District (LID) to pay their assessments 
in installments. This is made possible by the sale of 
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GLOSSARY                         Glossary of Budget Terms 

long term “Bancroft” bonds, proceeds of which are 
used to pay LID costs. Principal and interest on 
Bancroft Bonds are paid by assessments received 
from property owners within a LID, though these 
bonds also carry the full faith and credit guarantee 
of the City. 

Beginning Fund Balance or Net Working Capital: 
As shown in the budget, an amount representing the 
balance remaining at the end of the previous fiscal 
year; the total of resources received less the amount 
expended. 

Bond or Bond Issue: Bonds are debt instruments 
that require repayment of a specified principal 
amount on a certain date (maturity date), together 
with interest at a stated rate or according to a 
formula for determining the interest rate. Bonds are 
most frequently used to finance large capital 
projects, such as buildings and streets. The City 
currently does not have any General Obligation 
Bonds. 

Budget: Written report showing the local 
government’s comprehensive financial plan for one 
fiscal year. By statute, it must include a balanced 
statement of actual revenues and expenditures 
during each of the last two years, and estimated 
revenues and expenditures for the current and 
upcoming year [ORS 294.311(5)]. 

Budget Calendar: Schedule of key dates or 
milestones followed by a government in the 
preparation, review, and adoption of the budget. 

Budget Committee: A panel of citizens consisting of 
the City Council and an equal number of lay 
members required by Oregon Local Budget Law 
(ORS 294.305) which has legal authority to change 
any portion of the proposed budget and is 
responsible to pass the City's Approved Budget 
after a series of public budget deliberation 
meetings. 

Budget Message: Written explanation of the 
budget and the local government’s financial 
priorities. It is prepared and presented by the 
executive officer or chairperson of the governing 
body (ORS 294.391). 

Budget Officer: The person appointed by the City 
Council to prepare the proposed budget. This 

designation is required by Oregon Local Budget 
Law (ORS 294.305) 

Budget Process: The process of translating planning 
and programming decisions into specific financial 
plans. 

Budget Resolution: The budget is adopted each 
year by the City Council through passage of a 
resolution. This budget resolution is the guiding 
document for compliance with budget law and for 
any necessary adjustments during the fiscal year. 

Budgetary Basis: Budgets are adopted on a basis 
consistent with Generally Accepted Accounting 
Principles (GAAP), with the exception that neither 
depreciation nor amortization is budgeted for 
proprietary fund and bond principal and interest in 
the enterprise funds is subject to appropriation. 

Capital Budget: The City’s budget for projects, 
major repairs, and improvements or additions to the 
City’s fixed assets (streets, sidewalks, roads, sewers, 
stormwater, parks, and buildings). 

Capital Improvement: A term defined in the ORS 
310.410 (10) to include a permanent major 
addition to the City's real property assets, including 
the design, construction, or purchase of land, 
buildings or facilities, or major renovations of the 
same. Includes installation of new streets, storm 
drains, water and sewer lines, parks and other 
public facilities. 

Capital Improvement Program (CIP): Annual 
appropriations from specific funding sources are 
shown in the City's budget for certain capital 
purposes such as street improvements, building 
construction, and some kinds of facility maintenance. 
These appropriations are supported by a multi-
year allocation plan detailing all projects, fund 
sources, and expenditure amounts, including many 
multi-year projects that require funding beyond the 
one-year period of the annual budget. 

Capital Improvement Project or Capital Project: 
Any project having assets of significant value and 
having a useful life of five years or more. Capital 
projects include the purchase of land, design, 
engineering and construction of buildings, and 
infrastructure items such as parks, streets, bridges, 
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drainage, street lighting, water and sewer systems 
and master planning. 

Capital Outlay: A budget category which includes 
equipment having a unit cost of more than $5,000 
and an estimated useful life of more than one year. 
[ORS 294.352(6)]. 

Capital Reserve: Appropriated funds specifically 
set aside for anticipated expenditure requirements. 

Carryovers: As used in this document, carryover 
refers to mostly capital project budgets that include 
an amount which was anticipated to be spent but 
which has been rescheduled or delayed to the next 
fiscal year. Carryovers generally result from capital 
projects being completed after the end of the fiscal 
year. 

Cash Basis: System of accounting under which 
revenues are accounted for only when received in 
cash, and expenditures are accounted for only when 
paid [ORS 294.311(9)]. 

Charges for Service: Revenues received as 
compensation for a service provided, or cost 
recovery for mandated compliance, such as fire 
inspection fees. 

Chart of Accounts: A list of expenditure, revenue, 
and other accounts describing and categorizing 
financial transactions. 

City Council: The legislative branch of the City 
composed of five elected officials including a 
Mayor who serve staggered four-year terms. 

Clean Water Services (CWS): A county-wide 
agency formerly named the Unified Sewerage 
Agency (USA). Clean Water Services owns and 
operates all major sewage treatment plants within 
Washington County. CWS establishes sewer rates 
and contracts with most cities to collect monthly 
charges from residents and perform most sewer 
maintenance and repair within city limits. 

Community Development Block Grant (CDBG): A 
U.S. Department of Housing and Urban 
Development (HUD) annual grant to local 
governments to support economic development 
projects, human services, low-income housing, and 
services in low-income neighborhoods. 

Comprehensive Annual Financial Report: The 
complete annual financial report of the City that is 
prepared in conformity with generally accepted 
accounting principles. An independent auditing firm 
audits the financial statements in this annual report. 

Contingency: Funds set aside but not appropriated 
or approved for use. The Council can authorize the 
transfer of Contingency to appropriations during 
the year. Such transfers are made to fund 
unanticipated expenditures or new programs, or to 
absorb unexpected revenue losses. 

Cost Allocation: The assignment of a share of a cost 
to one or more operating funds in the City to account 
for actual costs to operate i.e. overhead. 

Cost of Living Adjustment (COLA): An adjustment 
to the existing pay ranges related to the effect of 
inflation or other contractual definition. 

Consumer Price Index: A statistical description of 
price levels provided by the U.S. Department of 
Labor. The index is used as a measure of the 
increase in the cost of living (i.e., economic inflation). 

Contractual Services: The costs related to services 
performed for the City by individuals, business, or 
utilities. 

Debt Service: The payment of general long-term 
debt, consisting of principal and interest payments. 

Department: The combination of divisions of the 
City headed by a department director with a 
specific and unique set of goals and objectives with 
overall management responsibility for one or more 
divisions. (i.e. Police, Fire, Finance, Public Works, 
etc.). 

Department Mission Statement: Brief description 
of the purpose and major responsibilities of a City 
department. 

Depreciation: Expensing the cost of a capital asset 
over its useful life. 

Designated Contingency: Amounts set aside for 
anticipated non-recurring cash flow needs. 

Division: An organizational subdivision of a 
department. 
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Employee Benefits or Fringe Benefits: 
Contributions made by a government to meet 
commitments or obligations for employee related 
expenses. Included is the government’s share of 
costs for social security and the various pensions, 
medical, dental, life insurance, workers’ 
compensation, and disability insurance. 

Encumbrance: Amount of money committed and set 
aside in the form of purchase orders or contracts, 
but not yet expended, for the purchases of goods 
or services. Obligations cease to be encumbrances 
when paid. 

Ending Fund Balance: As shown in the budget, an 
amount representing the difference between the 
resources received by the fund compared to the 
amount expended in the fund. Becomes the 
subsequent year’s beginning working capital or 
beginning fund balance. 

Enterprise Fund: A fund established to account for 
operations in a manner similar to private business 
enterprise, in that, the costs of providing services to 
the general public on a continuing basis are 
recovered primarily through user charges. The City’s 
three enterprise funds are Water, Sanitary Sewer, 
and Surface Water Management. 

Expenditure: Actual payment made by City check, 
purchasing card, or wire transfer for goods or 
services, commonly evidenced by the payment of 
cash. Represents decreases in net financial 
resources. They include current operating expenses, 
which require the current or future use of net current 
assets, debt services, and capital outlays. 

Fees: General term used for any charge levied by 
local government in connection with providing a 
service, permitting an activity, or imposing a fine or 
penalty. Major types of fees include building 
permits, business and non-business taxes, fines, and 
user charges. 

Fiduciary Funds: These funds are utilized by the 
City in accounting for assets held under trust or 
agency agreements. 

Fiscal Year: A 12-month period to which the annual 
operating budget applies. The fiscal year is July 1 
through June 30 for local governments [ORS 
294.311(17)].  

Fixed Assets: Assets having a value in excess of 
$5,000 and a useful life of five years or more. 
Includes equipment, vehicles, furniture and fixtures, 
computer hardware and software. 

Franchise Fee: A fee paid by businesses for use of 
City streets, alleys, right of ways and/or property 
in providing their services to the citizens of a 
community. Services requiring franchises include 
electricity, telephone, natural gas, waste collection, 
and cable television. 

Full-Time Equivalent (FTE): A calculation used to 
convert part-time hours to equivalent full-time 
positions. Full time employee salaries are based on 
2,080 hours per year. The full-time equivalent of a 
part-time employee is calculated by dividing the 
number of hours budgeted by 2,080. For example, 
a .5 FTE budgeted position will work 1,040 hours. 
Staffing levels are measured in FTE’s to give a 
consistent comparison from year to year. In most 
cases, 1.00 FTE is one full-time position filled for the 
entire year, however, in some instances an FTE may 
consist of several part time positions. 

Fund: A fiscal and accounting entity with a self-
balancing set of accounts. Records cash and other 
financial resources together with all related 
liabilities and residual equities or balances and 
changes therein. These are segregated for the 
purpose of carrying on specific activities or 
attaining certain objectives in accordance with 
special regulations, restrictions, or limitations. 

Fund Balance: Amount left over after expenditures 
are subtracted from resources. Each fund begins 
and ends each fiscal year with a positive or 
negative fund balance. 

Fund Group: A group of like funds created for a 
common purpose i.e. Transportation Fund Group has 
several unique funds within it that must be separate 
from all other funds however, with a common 
purpose of accounting for transportation revenues 
and expenditures. 

Fund Type: The nine fund types include: General, 
special revenue, debt service, capital projects, 
special assessment, enterprise, internal service, trust 
and agency, and reserve [OAR 150 294.352(1) 
and ORS 280.100]. 
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General Fund: This fund accounts for the financial 
operations of the City not accounted for in any other 
fund. Principal sources of revenue are property 
taxes, franchise fees, state shared revenues, 
licenses, permits, and charges for services. Primary 
expenditures are for police and fire protection, 
community planning, libraries, and parks. 

General Obligation Bonds: General obligation 
bonds are long-term obligations backed by the “full 
faith and credit” pledge of the city’s general fund 
revenues. They carry an unlimited taxing power, 
require voter-approval, and are limited in total to 
3% of the city’s true cash value. 

Generally Accepted Accounting Principles 
(GAAP): Uniform minimum standards and 
guidelines for financial accounting and reporting. 
Determined through common practice or as 
promulgated by the Government Accounting 
Standards Board (GASB), Financial Accounting 
Standards Board (FASB), or various other 
accounting standard setting bodies. 

Geographic Information System (GIS): A 
computerized mapping program which facilitates 
the efficient management of spatial information, 
offering enhanced analytical, cartographic, and 
reporting capabilities for internal and external 
customers. 

Goal: A statement of direction, purpose or intent 
based on the needs of the community, generally to 
be completed in a specified amount of time. 

Government Finance Officers Association 
(GFOA): The premier association of public-sector 
finance professionals and is dedicated to providing 
high quality support to state and local governments. 

Governmental Accounting Standards Board 
(GASB): The body that defines generally accepted 
accounting principles for governments. 

Governmental Funds: Funds generally used to 
account for tax-supported activities. There are five 
different types of governmental funds: the general 
fund, special revenue funds, debt service funds, 
capital projects funds, and permanent funds. 

Grant: A contribution by one government unit to 
another. The contribution is usually made to aid in 

the support of a specified function (i.e., library, 
transit or capital projects). 

Infrastructure: Public domain fixed assets such as 
roads, bridges, streets, sidewalks and similar assets 
that are immovable. 

Interfund Loans: Loans made by one fund to 
another and authorized by resolution or ordinance 
(ORS 294.460). 

Interfund Transfers: Appropriation category used 
in the City’s budget resolution which includes 
amounts distributed from one fund to pay for 
services provided by another fund. Transfers from 
the other funds appear as non-departmental 
expenditures called “Interfund Transfers”. 

Intergovernmental Revenues: Levied by one 
government but shared on a predetermined basis 
with another government or class of governments. 

Levy: Gross amount of property taxes imposed on 
taxable property. The net amount received by a 
government will be less than the gross levy as a 
result of delinquent or uncollectible payments or 
early payment discounts. Budgets are developed on 
the basis of the projected amount of property taxes 
to be received. 

Line Item: An expenditure description at the most 
detailed level, also called object of expenditure. 
Operating expenditures are tracked through the 
use of line items. Line items itemize expenditures into 
specifics, such as overtime or printing. Line items 
usually are further aggregated into spending 
categories. 

Local Budget Law: Oregon Revised Statute (ORS) 
294.305 to 294.565. Local Budget Law has several 
purposes: 1) establish standard procedures for 
presenting a local government budget; 2) outline 
programs and services provided; 3) provide a 
standard method for estimating revenues, 
expenditures, and proposed tax levies; and 4) 
encourage citizen involvement in the preparation of 
the budget before formal adoption. 

Local Improvement District (LID): Consists of a 
specific geographic area of property owners 
desiring improvements to public property or 
infrastructure such as streets, sewers, storm drains, 
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streetlights, etc. Bonds are issued to finance these 
improvements, which are repaid by assessments on 
their property. Local Improvement District debt is 
paid for by a compulsory levy (special assessment) 
made against certain properties to defray all or 
part of the cost of a specific capital improvement or 
service deemed to benefit primarily those 
properties. 

Local Option Tax (LOT): When a local government 
has no permanent property tax rate or when the 
permanent property tax rate does not provide 
enough revenue to meet estimated expenditures, 
the local government may ask voters to approve a 
local option tax or levy. Under Measure 50, local 
governments and special districts were given the 
ability to ask voters for temporary authority to 
increase taxes through approval of a local option 
levy. A local option levy must be approved by a 
majority of voters at a general election. The 
additional taxes collected that are used for general 
operating purposes can be imposed for one to five 
years. Local option taxes for capital projects may 
be imposed for the life of the project or ten years, 
whichever is less. 

Maintenance: The act of keeping capital assets in 
a state of good repair, such as preventive 
maintenance, routine repairs, replacement of 
structural components, to maintain the asset, provide 
normal services, and achieve asset optimum life. 

Materials and Services: A budget category which 
includes expenditures such as operating supplies, 
contracted services, fuel and equipment 
maintenance that are not of a capital nature. 

Measure 5:  A constitutional amendment (Art. XI, 
section 11b) passed by voters in 1990 that limits the 
amount of operating tax that can be imposed on a 
property to $5 per $1,000 of real market value for 
education and $10 per 1,000 for general 
government. 

Measure 50: A 1997 voter approved constitutional 
amendment (Art. XI, section 11) which rolled back 
assessed values to 90 percent of their levels in fiscal 
year 1995-96 and limits future annual increases to 
three percent, except for major improvements and 
new construction. It also limits a local government’s 
taxing authority by creating permanent rate limits. 

Tax rates are now fixed and not subject to change. 
Voters may approve local initiatives above the 
fixed rates provided a majority approves at a 
General election. 

Metro: The only directly elected regional 
government in the nation. Metro is responsible for 
regional transportation and land use planning. It 
also manages the Oregon Zoo, the Oregon 
Convention Center, Portland Center for the 
Performing Arts, and the Exposition Center. Metro is 
also responsible for regional solid waste disposal. 

Mission: Defines the primary purpose of the City 
and is intended to guide all organizational 
decisions, policies and activities (internal and 
external) on a daily basis. 

Non-Represented: Employees of the City that are 
not covered by a labor agreement. Non-
represented employees are also known as ‘Non 
Union’ employees. The City has three Unions: Police, 
Fire and AFSME.  

Object: Indicates the line item detail type of 
expenditure being made, i.e. office supplies, fuel, 
salaries, etc. 

Operating Budget: The portion of the budget that 
includes appropriations for direct services to the 
public including wages and benefits, materials and 
services, and capital outlay. Excluded from the 
operating budget are capital improvement projects, 
debt service requirements, transfers, contingency, 
and reserves. 

Ordinance: A formal legislative enactment by the 
governing body of a municipality. If it is not in 
conflict with any higher form of law, such as a state 
statute or constitutional provision, it has the full force 
and effect of law within the boundaries of the 
municipality to which it applies. 

ODOT: Oregon Department of Transportation. 

ORS: Oregon Revised Statutes, laws of the State of 
Oregon. 

Organizational Unit: An administrative subdivision, 
such as department or division, of the City 
government charged with carrying out one or more 
specific functions. 
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Outstanding Debt: The balance due at any given 
time resulting from the borrowing of money or from 
the purchase of goods and services. 

Overlapping Debt: The proportionate share of 
bonds outstanding and owed to other taxing 
jurisdictions attributable to city property owners (i.e. 
Forest Grove School District, Hillsboro School 
District, Port of Portland) 

Permanent Rate: An established dollar amount per 
thousand dollars of assessed value entitled to be 
collected by a governing body to pay for local 
government operations of that governing body. In 
Oregon, the permanent rate cannot be increased or 
decreased by the voters. A Local Option Levy may 
be passed by voters to augment the permanent 
rate. 

Personnel Services: Includes the salaries and 
wages paid to employees plus the City’s 
contribution for fringe benefits such as retirement, 
social security, health and workers’ compensation 
insurance. 

Portland State University: The University prepares 
populations estimates each July 1 for all Oregon 
Municipalities. 

Project: Projects are distinct, with a definable result, 
process, and beginning and end. Projects may be 
capital or operating in nature. 

Project Manager: The individual responsible for 
budgeting for a project and managing the project 
to its completion. 

Property Tax: A tax that uses property value as the 
tool by which the cost burden of local services is 
allocated. Property tax revenues are used to 
support the general fund. 

Proposed Budget: Financial and operating plan 
proposed by the budget officer, submitted to the 
public and budget committee for review. 

Proprietary Funds: Goods or services provided by 
proprietary funds are paid for directly by the 
recipients. Proprietary funds are further defined as 
either enterprise funds or internal service funds. 
Revenues are recorded at the time services are 
provided, and all expenses incurred in earning the 

revenues are recorded in the same period. As a 
result, there is a direct cause and effect relationship 
between revenue and expenses in these funds. 

Public Employees Retirement System (PERS): A 
State of Oregon defined benefit pension plan to 
which both employees and employers contribute. 

Ratings: In the context of bonds, normally an 
evaluation of credit-worthiness performed by an 
independent rating service. In the context of 
insurance, an evaluation of the organization's 
exposure performed by an independent rating 
service. 

Real Market Value (RMV): The estimated value of 
property if sold. Within Cornelius, the average real 
market value exceeds the assessed value. This 
disparity is the result of the voter approved tax 
initiative 50 passed in 1997. 

Reclassification: The moving of an existing position 
from one personnel classification to another if it is 
determined by the Human Resources Department 
that the person is performing the duties of a 
classification other than that in which the employee 
is currently placed. 

Reimbursements: Repayments from the funds and 
departments responsible for particular 
expenditures to the funds and departments that 
initially paid for them. Reimbursements increase 
expenditures in the reimbursing fund and 
department, and decrease expenditures in the 
reimbursed fund and department. 

Request for Proposal (RFP): A request for vendors 
to submit proposals to provide certain goods or 
services where factors other than price, such as 
experience or qualifications, are important. Applies 
to projects or personal service contracts. 

Requirements: The total of all expenditures within 
a fund, including operating expenditures, transfers 
to other funds, contingency, and unappropriated 
fund balance. 

Resolution: An order of a governing body. 
Requires less legal formality and has lower legal 
status than an ordinance. Statutes or charter will 
specify which actions must be by ordinance and 
which may be by resolution (for cities, revenue 
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raising measures such as taxes, special assessments, 
and service charges always require ordinances). 
See “Ordinance.” 

Resources: Total of revenues, interfund transfers in 
and beginning fund balance. 

Revenue: Monies received during the year to 
finance City services. Such as property taxes, 
franchise fees, license and fees, charges for 
services, revenues from other governmental 
agencies, fines and forfeitures, and transfers. 

Revenue Bonds: Bonds payable from a specific 
source of revenue, which does not pledge the taxing 
authority of the issuer. Pledged revenues may be 
derived from operation of the financed project, 
grants, excise or other specified non-property tax. 

Service Charges: The amount the City receives for 
the performance of specific services benefiting the 
person charged. 

Service Area or Functional Area: The personnel 
and assets devoted to performing a specific 
process. Service areas are depicted on a functional 
organization chart that, unlike a regular 
organization chart, lists the core business functions 
and major processes. 

Special Assessment: A compulsory levy made 
against certain properties to defray all or part of 
the cost of a capital improvement or service 
deemed to be beneficial primarily to properties. 

Special Assessment Bond: A bond issue payable 
from the payments on special assessments imposed 
against properties that have been specially 
benefited by the construction of public 
improvements such as sidewalks, roads, or sewer 
systems. 

Special Revenue Fund: A fund used to account for 
the proceeds of specific revenue sources (other than 
special assessments, expendable trusts, or major 
capital projects) that are legally restricted to 
expenditure for specific purposes [OAR 150 
294.352(1)]. 

State Shared Revenue: Revenues received from the 
State of Oregon i.e. cigarette, liquor, and highway 
taxes under ORS 221. These funds are available to 

cities located in counties with at least 100,000 
inhabitants that provide at least four types of 
municipal services. 

Strategic Investment Program (SIP): The Strategic 
Investment Program was authorized by the 1993 
Legislature to increase Oregon’s ability to attract 
capital-intensive industry, particularly high-tech 
firms. Projects approved for the SIP must pay full 
property taxes on the first $100 million of their 
investment, in addition to an annual Community 
Service Fee equal to 25% of the abated taxes, up 
to $2 million, in addition to other negotiated fees. 
The City receives 32% of these fees. 

Surface Water Management (SWM): This program 
is closely affiliated with Clean Water Services 
(CWS) and accounts for construction and 
maintenance of the stormwater system throughout 
the county. 

Supplemental Budget: A financial plan adopted 
during a budget period to meet unexpected needs 
or to appropriate revenues not anticipated when 
the regular budget was adopted. It cannot be used 
to authorize a tax (ORS 294.480). 

Support Service Charge: A charge from support 
funds to an operating fund to recover the cost of 
services or overhead provided to the operating 
fund. 

System Development Charges (SDC): Fees 
charged upon issuance of building permits to offset 
the cost of infrastructure improvements that are or 
will be required to provide capacity to serve the 
development. SDC’s are charged for parks, water, 
sanitary, storm, and streets. 

Tax Base: Oregon law used to allow cities within 
the State, with voter approval, to establish a dollar 
amount of property tax that may be levied on 
property within the City. Once established, a tax 
base was allowed to increase by 6% each year 
without further voter approval.  In 1997, all tax 
bases in the State were eliminated by Measure 50 
and replaced with permanent tax rates. 

Taxes: Compulsory charges levied by a 
government for the purpose of financing services 
performed for the common benefit. This term does 
not include specific charges made against particular 

212



GLOSSARY                         Glossary of Budget Terms 

persons or property for current or permanent 
benefits such as special assessments. Neither does 
the term include charges for services rendered only 
to those paying such charges, such as water service. 

Tax Levy: The total amount of taxes imposed by the 
City on taxable property, as determined by the 
Washington County appraiser. 

Tax on Property: Any tax, fee, charge or 
assessment imposed by any government unit upon 
property or upon a property owner as a direct 
consequence of ownership of that property [ORS 
310.140(1)]. 

Tax Rate: The amount of tax levied for each $1,000 
of assessed valuation.  

Tax Revenue: Includes property taxes. 

Tax Roll: The official list prepared by the County 
showing the amount of taxes levied against each 
property. 

Transfer: An amount distributed from one fund to 
finance activities in another fund with no 
expectation of repayment. It is shown as 
expenditure in the originating fund and a revenue 
in the receiving fund. 

Transportation Utility Fee (TUF): A monthly user 
fee based on the use of the road system by 
residents, businesses, government agencies, schools 
and non-profit organizations. Cornelius does not 
charge a TUF fee. 

Transportation Development Tax (TDT):  A 
regional System Development Charge (SDC) 
instituted and governed by Washington County, but 
collected and used on development within Cornelius 
by the City.  It was originally approved by 
countywide voters in 1989 and called a Traffic 
Impact Fee (TIF).  It was modified by voters in 2008 
and became the TDT.  Funds are used for highway 
and transit capital improvements, which provide 
additional capacity to major transportation systems 
and recovery of costs of administering the program. 

Trust Funds: Established to administer resources 
received and held by the City as the trustee or 
agent for others. Uses of these funds facilitate the 
discharge of responsibility placed upon the City by 
virtue of law or other similar authority. 

Unappropriated Ending Fund Balance: Amount set 
aside in the budget to be carried over to the next 
year’s budget. It provides the local government with 
cash until tax money or other revenues are received 
later in the year. This amount cannot be transferred 
by resolution or used through a supplemental 
budget, unless necessitated by a qualifying 
emergency (ORS 294.371, ORS 294.455). 

Unit of Property: For purposes of Measure 50, 
“property” and “unit of property”, except for 
centrally assessed utility property, means all 
property included within a single property tax 
account. 

Urban Growth Boundary (UGB): A statewide land 
use designation that limits the geographic spread of 
certain types of development. 

User Fees: The fee charged for services to the party 
or parties who directly benefit. It is also called 
Charges for Service. 

Washington County Cooperative Library Services 
(WCCLS): This regional entity receives a portion of 
Washington County’s property taxes. The money is 
used to fund countywide services such as the 
circulation software and interlibrary loan. A portion 
is returned to each city based on a formula that 
includes circulation, open hours, and other service-
related measures. 

Woonerf: A road in which devices for reducing or 
slowing the flow of traffic have been installed. 

Working Capital: The amount carried over from 
year to year. It is based on the difference between 
estimated revenues to be received and the 
estimated amount expected to be spent.
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STATEMENT OF PURPOSE 
 
The City of Cornelius has an important responsibility to its citizens to carefully account 
for public funds and to manage municipal finances wisely.  The City Council is 
ultimately responsible for decisions concerning the fiscal management of the City.  The 
Council, commissions, boards and city staff must also take into consideration the City 
Charter, ordinances, Council’s goals and objectives, and all applicable state and federal 
laws in its decision-making.  Because Cornelius is a fast growing city, the City Council 
must also plan for the adequate funding of facilities and services as defines by the urban 
growth management section of the city’s Comprehensive Plan.  This section of the 
Comprehensive Plan emphasizes the need for the city to provide adequate facilities and 
services in advance of or in conjunction with urban development. 
 
PERIODIC REVIEW OF POLICIES 
 
These policies have been duly adopted by resolution of the City Council and can be 
changed only through subsequent resolutions adopted by the City Council.  These 
policies shall be reviewed as part of the strategic planning process by the budget officer 
to determine whether any changes are necessary. 
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ACCOUNTING POLICIES 
 
A. Maintenance of Accounting Records 

The city shall establish and maintain its accounting systems in accordance with 
Generally Accepted Accounting Principles (GAAP) and shall adhere to the 
principles and standards promulgated by the Government Finance Officers 
Association (GFOA), Government Accounting Standards Board (GASB) and the 
Financial Accounting Standards Board (FASB). The city shall maintain an 
accurate and current record of its fixed assets in order to factor its investment in 
these fixed assets into the fees the city changes for its services. 
 

B. External Audit 
An annual audit shall be performed by an independent public accounting firm, 
which will issue an official opinion on the annual financial statements, along with 
a management letter identifying areas needing improvement, if necessary. The 
annual audit report is presented to the City Council by the city’s independent 
public accounting firm. 
 

C. Financial Reporting 
1.  A Comprehensive Annual Financial Report (CAFR) shall be submitted to 

present the results, financial position, and operations of the city for the prior 
fiscal year. 

2.  Comprehensive Monthly Financial Reports (CMFR) will be presented to the 
city manager and department heads (by the 15th working day of the 
subsequent month). Such reports will enable the city manager and 
department heads to be informed as to the financial status of the city. On a 
quarterly basis, a summary financial report will be sent to the City Council. 
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ASSET MANAGEMENT POLICIES 
 

A. Investments 
1. Responsibility and Control: 

Management responsibility for the investment program is delegated to the 
Treasurer. The treasurer will establish written procedures for the investment 
program, consistent with the Asset Management Policies.  These procedures will 
include the establishment of authorization levels (dollar limits, approval levels, 
etc.), for the investment program.  The treasurer shall adhere to ORS 294.145 
(Prohibited Conduct for Custodial Officer) in managing the investment program 
for the city. 
 

2. Eligible Investments: 
The treasurer will invest the city’s surplus funds only in those investments 
authorized by ORS 294.035, 294.040 and 294.155.  The City will not invest in 
stocks and it will not speculate or deal in futures or options. 

 
3. Eligible Financial Institutions: 

The city will conduct business only with financial institutions (banks investment 
brokers, Investment bankers, trustees, paying agents, registrants, etc.) that are 
deemed to be credit worthy.  The Treasurer will maintain current audited financial 
statements for each institution on which cash is invested as well as those with 
which it conducts other business (banking services, issuance of debt, etc.)  
Authorized signatories for checks and disbursements will be approved by the City 
Council. 
 

4. Objectives: 
a. Safety 

Safety of principal is the foremost objective of the city. Each investment 
transaction shall be undertaken in a manner which seeks to ensure 
preservation of capital and avoidance of capital losses through securities 
defaults, erosion of market value or other risks. The amount of funds 
invested in any single financial institution will be limited to the amount 
covered by federal insurance (current limit is $100,000). 

b. Liquidity 
The city’s Investment Officer (Treasurer) shall match the city’s 
investment portfolio with its cash flow requirements. Due to the changing 
requirements of cash flow caused by factors not totally within the control 
of the city’s Investment Officer, the ability to convert a security into cash 
must be considered. 

c. Yield 
Investments of the city shall be acquired in a manner designed to attain the 
maximum rate of return through all budget and economic cycles, taking 
into account constraints on investment instruments, cash flow 
characteristics of transactions and safety of principal. 

d. Reporting 
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On a monthly basis the Treasurer shall prepare a report for the City 
Manager listing the city’s investments as well as the performance of those 
investments (yield, gains, losses, etc.). On a quarterly basis, the city’s 
investment performance will be presented to the City Council by the 
Treasurer. 

 
B. Cash Management 

1. Responsibility and Control 
a. The Finance Department will develop the capability to forecast the city’s 

cash inflows and outflows. Accurate cash flow forecasts will allow the city 
to keep its debt service costs to a minimum and to maximize the yield on 
its temporary investments. 

b. Revenue and expenditure projections will be reviewed on a monthly basis 
to determine the validity of assumptions, new information and accuracy of 
seasonal and/or periodic fluctuations. 

c. The city’s cash flow shall be managed with the goal of maximizing the 
total return on investments. 

d. Authorization levels will be established by the City Manager for the 
transfer of city funds. 

 
C. Investment in Deferred Compensation  

Funds set aside by the city pursuant to its deferred compensation program 
agreement may be invested only in those financial instruments listed in ORS 
294.035. 
 

D. Maintaining Records of City Owned Assets 
The Finance Department will develop and maintain a fixed asset record keeping 
system. This will include recording fixed asset values, from either an appraisal or 
physical inventory, into subsidiary ledgers to support amounts recorded in the 
city’s general-purpose financial statements. The Finance Department will also 
establish specific procedures to ensure that both the purchase/acquisition and 
retirement of fixed assets are recorded on an ongoing basis. Changes in asset 
balances will conform to GASB 34 and related accounting standards. 
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BUDGET POLICIES 

A. Statement of Philosophy
The budget is an annual financial and operational plan.  It is a clear statement of
City priorities as established by the Mayor and City Councilors.  Any alteration of
the adopted plan requires prior approval of the Council.

The City will adopt a balanced budget for each fund meaning that budgeted
expenditures plus contingencies and reserves, if required, will be met by an equal
amount of budgeted resources. The annual budget process shall address City
priorities and packages of options and recommendations for Council decisions.

The budget is a measure of the performance of departments.  Department heads
will be held accountable for performance within the context of their budget.  The
staff is expected to budget appropriately and spend appropriately.  That is the
amounts requested are realistic and expenses are charged to the correct account.

B. Compliance with Local Budget Law

The City shall prepare, adopt and amend its annual budget in accordance with
Oregon local budget law.  It is the responsibility of the City manager, in his/her
role as the city’s Budget Officer, to prepare and present the city’s annual budget
to the Budget Committee for their approval.  Budget Committee reviews and, if
necessary, revises the proposed budget.  The Budget Committee must approve the
proposed budget and submit it for adoption by the City Council.  The City
Council has the final responsibility for adopting the budget and for making the
necessary appropriations.

C. Budget Amendments
City departments shall plan annual budgets for each fiscal year which accurately
reflect the service priorities and needs of the citizens as directed by the City
Council.

When revenues are not received as planned, the corresponding expenditures shall
not be made.  It is the responsibility of the department head to ensure that the
necessary reduction in expenditures occurs.

When new sources of grant revenue become available, departments shall request a
budget change, but must spend the additional revenues only for the programs or
activities specified in the grant.

Changes among line items within a major category are generally within the
discretion of the department head, with review by the Budget Officer, provided
such changes do not affect service priorities.  However, transfers between major
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categories are discouraged and require approval of the City Councilors prior to 
expenditure of funds, consistent with ORS 294.450. 

 
D. Inflation Guidelines 

In preparing budgets for each fiscal year, City departments will use estimates of 
inflation factors to calculate increases in operational costs.  Some products, 
services or commodities are more sensitive to inflationary costs adjustments than 
others.  

 
The City Council’s approved general inflation guidelines are to be published in 
the budget preparation manual.  This policy applies to all departments contained 
within the City annual budget. 

 
E. Capital Improvement Plan 

Each year's budget for capital expenditures will be in conformance with the 
Capital Improvement Plan and in compliance with requirements of Oregon 
Revised Statutes.  Only capital projects and acquisitions conforming to this policy 
will be undertaken by the City.  The CIP also contains grant and debt policies to 
guide the use of those resources to fund capital projects in an appropriate manner. 

 
F. Revenue 

City's policy is to maintain to the greatest extent possible a diversified base of 
revenue sources, limiting reliance on any single source. 

 
Applications for new grant sources will conform to grants policy and require City 
Council approval prior to making application. 

 
When revenue estimates change, affecting service priorities, departments will 
amend their budgets to reflect changed expectations.  Grants should be pursued to 
achieve the City’s objectives and not solely for the purpose of gaining additional 
funds. 

 
G. Fund Balance 

Fund Balance consists of the cumulative excess of revenues over expenditures 
since the beginning of a fund.  The best possible estimates of available Fund 
Balances will be used when proposing and adopting annual budgets, allowing the 
most realistic estimate of resources to be used when establishing service priorities 
for the ensuing fiscal year.  Positive fund balances are required for cash flow 
purposes and should not be viewed as a resource for the following years. 

 
H. Fees and Charges 

Each department will recommend to the City Manager a list of existing services 
and/or materials that are available to the public through City government which 
the department head believes worthy of a service fee or charge. Fees are 
appropriate where a discreet segment of the population directly benefits from the 
service as opposed to a service that has a general benefit for all residents and 
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businesses.  Revenue from fees is becoming more important as the yield from 
property taxes is capped by limits in the growth of the assessed value.  On the 
other hand a fee needs to be considered fair, equitable and should not cause 
considerable administrative expense to collect.  

 
The City Manager/Budget Officer, in cooperation with the department, will 
determine concurrence or modifications to the list.  Upon concurrence, the 
department will prepare the revenue projections and appropriate documents with 
the submission of the annual budget.  The revenue projections should be multi-
year and based on the trend of the past several years.  Substantial changes in the 
amount collected will require explanation. 

 
It shall be the policy of the City to establish fees that are in compliance with state 
statutes and City ordinances.  When fees are established, the fee will be set to 
recover the total cost associated with the service provided.  A level of charges 
below total cost may be approved by the City Councilors, if considered in the best 
interest of City. 

 
I. Capital Expenditures within Departments 

Capital Outlay budgets will include all anticipated expenditures for individual 
items with a cost greater than $5,000 and a useful life expectation of one year or 
more.  Purchases that do not fit this description are not considered Capital Outlay 
items. 

 
J. Budgeting contingency 

In any year, circumstances may arise which could not have been reasonably 
anticipated and which may require a change in the annually adopted plan.  Each 
fund may differ both in need for and ability to budget for a Contingency account.  
Therefore,  

 
 there will be one Contingency account established in each fund, 

and 
 

 the amount of the Contingency account will be a predetermined 
amount or percentage of the total resources budgeted in the fund.  
The amount or percentage to be used in each fund will be set by 
the Budget Officer to assist in preparing requested budgets, and 
will be based on the following criteria: 

 
a. the total resources typically available to the fund compared 
to the resources needed to fund annual service priorities, 
b. expenditure history in the fund, and 
c. circumstances outside the control of the City. 

 
K. Use of contingency 
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No expenditures shall be made from Contingency accounts.  A transfer to an 
expenditure account must first be approved by the City Councilors.  Requests for 
transfers must address the following: 

 
the need for expenditures additional to the service plan and priorities 
adopted in the original budget, 

 
conditions that could not have been anticipated prior to the adoption of the 
budget, and 

 
alternatives considered to the use of Contingency accounts. 

 
Managers will manage funds with the objective of the ending Fund Balance 
exceeding the original Contingency appropriation for the fiscal year.
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CAPITAL IMPROVEMENT AND LAND ACQUISITION POLICIES 
 
CAPITAL IMPROVEMENT 
 
A. Capital Improvement Program 

1. Definitions: 
a. The Capital Improvement Program (CIP) consists of a list of future 

facilities and infrastructure construction projects, major repair or facilities 
maintenance projects. 

b. Facilities include any structures or properties owned by the city, the land 
upon which the facility is situated for the provision of city services, and 
the initial furniture, fixtures, equipment and apparatus necessary to put the 
facility in service.  Facilities include, but are not limited to the following: 
administrative offices, parks, service centers, and storage yards, recreation 
centers, libraries and water and sewer related structures. 

c. Infrastructure includes permanently installed facilities, generally placed 
underground or at-grade, which form the basis for provision of city 
services.  Typically included are thoroughfares, bike paths, sidewalks, 
bridges, water and sewer lines, and storm sewers. 

 
2. Preparation:   

As part of the planning process the City Manager shall prepare and present a 
five-year CIP.  The document shall provide details of each capital project 
plan: its estimated costs, sources of financing, performance measures that will 
be used to determine the success of the project, project timeline, identification 
of the project manager and a full description of the project.  The city shall also 
identify the ongoing operation and maintenance costs associated with each 
capital project. The City Manager will review the financial and economic 
assumptions contained in the CIP and the CIP will contain a statement that 
such a review has taken place.  The policies, strategies and standards 
established by the city’s Comprehensive Plan shall be followed by the staff in 
the preparation of the CIP.  The CIP shall also incorporate guidelines 
established by the City Council’s goals and objectives, federal and state laws, 
and the needs of the community. 
 

3. Financing: 
All alternative financing possibilities shall be examined in addition to debt 
financing.  If debt is issued the asset life should be equal or exceed the life of 
the debt being incurred.  Property owners that would benefit from an 
improvement will be expected to share in the cost of the improvement and in 
the financing of such improvement. 

 
4. Local Improvement Districts: 

When local improvement districts (LID) are established to fund capital 
projects they must be self funding.  Sufficient assessments and reserves should 
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be established so that the entire cost of the debt (interest and principal) is 
covered, as well as the administrative costs of handling the district. 
 

B Monitoring the Capital Budget 
1. Project Progress reporting: 

Regular reports shall be prepared on the progress of each active project by the 
project manager (with total costs in excess of $50,000) in the CIP.  The reports 
should contain an evaluation of the progress of each project. 

2. Project Review Process: 
The review process should identify problems involving capital projects as early in 
the project development as possible.  The review process shall include quarterly 
reports to the city manager and City Council.  

3. Amending the Capital Improvement Program: 
Any material changes to the CIP shall be reviewed and approved by the Budget 
Committee and the City Council.  Such changes shall take the form of amending 
the CIP or supplemental appropriation, when required. 

4. Performance Reporting: 
Once a project is completed, it will be the responsibility of the project manager to 
evaluate and report on the actual performance of the project.  It is the project 
manager’s responsibility to report to the City Council as to whether the project 
accomplished what it had set out to accomplish, (i.e., improve traffic congestion, 
improve productivity, etc.).  The project manager will report back to the City 
Council within the timeframe established by the project plan. 

 
LAND ACQUISITION POLICIES 
 
A. Scope 
 These policies will cover the following types of land acquisition transactions: 

park land, open spaces and land for city facilities and buildings. These policies 
cover the aforementioned types of land acquisitions regardless of how the land 
was acquired by the city (purchase, lease, condemnation, donation, etc.) These 
policies exclude easements, right-of-ways and liens. 

 
B.  Approval of Land Acquisitions 

The City Council needs to approve all land acquisitions entered into by the city. 
The city will consider opportunistic purchases of land to serve anticipated future 
needs. 
 

C.  Checklist 
To facilitate the City Council’s review/approval process, the following 
questions/issues need to be addressed by the sponsor of each proposed land 
acquisition: 
 
1.   A detailed description of the property being acquired, including an 

identification of what the land will be used for by the city. 
2.   A detailed analysis of why this is the right time to acquire this land. 
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3.   A title report. 
4.   The full cost of the land acquisition needs to be provided including the 

following: 
a. purchase price 
b. funding source (dedicated funds, debt, SDC’s, lease with purchase option) 
c. estimated annual operating costs to be borne by the city for a five year 

period following the date of acquisition 
d. estimated revenue loss (property taxes) for the five year period following 

the date of acquisition 
e. associated costs such as taxes owed, lien removals, or removal of other 
encumbrances on the property including structures 

5.   State whether this land acquisition was included in both the city’s five-year 
capital improvement plan and its current budget. If not where are the funds 
coming from and what’s the effect on the city’s plan and budget. 

6.   State that the lands designation in the city’s comprehensive plan and list its 
zoning designation. 

7.   State whether this land acquisition was contemplated by the appropriate 
master plan - if not - why is this acquisition being made. 

8.  State whether a phase I environmental assessment of the land being acquired 
needs to be performed and if so, at whose cost. This assessment includes a 
review of the historical use of the land. 

9.  State whether there are any applicable legal issues, such as effects of covenants 
that run with the land or status regarding tax exemptions. 

10. State whether there are any repair, maintenance, ADA or code enforcement 
issues that may be associated with any improvements on the land. 

 
D. Review by City Manager 
 All submissions submitted to the City Council related to land acquisitions will be 

accompanied by City Manager review and recommendation. 
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DEBT MANAGEMENT POLICIES 
 
A. Uses of Debt 

Debt shall not be used for operating purposes. No debt shall be in existence for 
longer than the useful life of the capital investment for which the debt was 
incurred. 
 

B. Financing Alternatives 
The city will examine financial alternatives to long-term debt. These alternatives 
will include pay-as-you-go, joint financing, reserve funds, lease-purchase, local 
improvement districts, special assessments, state and federal tax increment, 
borrowing from other funds, systems development charges and developer 
contributions. Before a decision is made, a cost benefit analysis will be performed 
for each alternative being considered with the goal of minimizing the cost of the 
financing to the city.  The financial analyses shall be reviewed by the City 
Manager prior to any final decision. 
 

C. Credit Ratings and Disclosure 
The city will adhere to recommended disclosure guidelines as endorsed by the 
Public Securities Association, the Government Finance Officer Association, the 
Municipal Securities Remaking Board and the Governmental Accounting 
Standards Board. The city will see a current bond rating so that future borrowing 
costs are minimized and access to the credit market is preserved. The city will 
balance the goal of minimizing these costs with its stated policy of doing business 
with only stable, low risk, credit worthy firms. 
 

D. Debt Margins  
The city shall ensure that its debt margins are within the 3 percent true cash value 
limitation as set forth in ORS 287.004. 
 

E. Bond Issuance Advisory Fees and Costs 
The city shall be actively involved in the selection of all financial advisors, 
underwriters, paying agents and bond counsel. The city will evaluate the merits of 
rotating professional advisors and consultants and the various services and fee 
structures available from independent financial advisors, investment banking firms. 
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REVENUE MANAGEMENT POLICIES 
 
A. General Guidelines 

1. Dedicated revenue sources shall be used only for the purpose for which 
they are being collected. 

2. One time revenue sources will not be used to fund ongoing activities of 
the city. 

3. The city will closely manage the collection of its revenues. When 
necessary, discontinuing service, small claims court, collection agencies, 
foreclosure, liens and other methods of collection shall be used. 

 
B. Diversification of Revenue Sources 
 The city shall diversify its revenue system so as to shelter its operations from over 

reliance on any one revenue source. 
 
C. System development Charges, User Fees and Other Charges 
 1.  General: 

System Development Charges (SDC’s) allow cities to shift the cost of 
additional public facilities to those who benefit from them. System 
development charge is defined as a reimbursement fee, an improvement fee or 
a combination thereof assessed or completed at the time of increased usage of 
a capital improvement or issuance of a development permit, or building permit 
in connection to the capital improvement [see ORS 223.299 (4)(a)]. The City 
of Cornelius will use SDC’s rather than levying taxes and/or imposing service 
charges on all city residents to pay for additional service capacity. As a result, 
SDC’s have been established that reflect the costs of providing roads, storm 
drains, water, sewer and parks improvements needed to service additional 
increments of growth. 

 
In addition to the collection of SDC’s the city also requires developers to 
contribute infrastructures by installing streets, water, and sewer and storm 
sewer facilities within their developments. The City will also assist in forming 
local improvement districts so the costs of improvements are assessed against 
the property that benefits from the improvement. Finally, the City may issue 
revenue bonds for capital improvement projects in which revenues from 
SDC’s and user charges will be used to pay the debt serviced on the bond. The 
City imposes the Washington County Transportation Impact Fee (TIF) for 
improvements to collector and arterial streets. 
 

 2.  Fee Increases/Reviews: 
Fees and charges should be reviewed on an annual basis to determine whether 
the fees being charged are adequate to cover the entire cost (operating, direct, 
indirect and capital - including carrying costs) of providing the service.  
Before fees and charges are adjusted, the city shall consider the current 
competitive market rates of other cities. 
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 3.  Fee Setting: 
Where possible, fees and charges shall be set so that those who directly 
benefit for a service pay for it. Any changes in the city’s fee structure shall be 
reviewed by the City Manager prior to implementing the revised rates. This 
review will consist of a detailed financial analysis to ensure that the city’s 
costs of providing the service are being covered. 
 

D. Utility Rates 
Charges for providing water, sewer, storm sewer and street lighting shall be 
sufficient to finance all operating, capital outlay and debt service expenses of the 
city’s enterprise funds, including operating contingency and reserve requirements. 
Projects funded with SDC’s, general obligation bonds or developer contributors 
shall be excluded from this requirement. It is the city’s position that if a system’s 
capacity needs to be expanded as a result of growth, then the cost of the expansion 
should be borne by those causing the growth. On an annual basis, the city shall 
review and, if necessary, revise the rates it charges to its utility customers. Any 
suggested change will not be made unless there has been a review performed by 
the finance director to ensure that the revised rates cover the costs incurred by the 
city in providing the service. The city’s rate structures will be sensitive to the 
“market price” for similar services as well as to smaller, infrequent users of the 
service. 
 

E. Interest Income 
Interest earned from the investment of city money shall be distributed to the 
appropriate fund in accordance with the equity balance of the particular fund from 
which the money was provided for investment. 
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GLOSSARY 
 
Actual 
Actual, as used in the fund summaries, 
revenue summaries and department and 
division summaries within the budget 
document, represents the actual costs 
results of operations. This category is 
presented on a budgetary basis, and thus 
excludes depreciation and amortization 
and includes principal payments on debt. 
 
Ad Valorem Tax 
A tax based on the assessed value of a 
property. 
 
Adopted Budget 
Adopted, as used in the fund summaries 
and department and division summaries 
within the budget document, represents 
the final budget approved by the City 
Council.  Adopted budget becomes 
effective July 1st. Subsequent to 
adoption; Council may make changes 
throughout the year. 
 
Allocated Charges 
Funding transferred to the Internal 
Services fund and Street fund from other 
funds for specific administrative 
functions, which benefit those funds 
(i.e., City Manager, Finance Department, 
Human Resources, etc.). 
 
Approved Budget 
Approved, as used in the fund 
summaries, revenue summaries, and 
department budgets, represents the 
proposed budget with changes made by 
the Budget Committee, if any. 
 
Appropriations 
Legal authorization granted by the City 
Council to spend public funds. 
Appropriations within each program 
may not be exceeded. 

 
Assessed Valuation (AV) 
The value set on taxable property as a 
basis for levying property taxes. A tax 
initiative passed in 1997 that reduced 
AV below real market value and set a 
3% maximum annual growth rate in the 
AV, exclusive of certain improvements. 
 
Assets 
Resources having a monetary value and 
that are owned or held by an entity. 
 
Bond or Bond Issue 
Bonds are debt instruments that require 
repayment of a specified principal 
amount on a certain date (maturity date), 
together with interest at a stated rate or 
according to a formula for determining 
the interest rate. 
 
Bond Funds 
Established to account for bond proceeds 
to be used only for approved bond 
projects. 
 
Budget 
A budget is a plan of financial operation 
embodying an estimate of proposed 
expenditures and the means of financing 
them. Used without any modifier, the 
term usually indicates a financial plan 
for a since fiscal year. In practice, the 
term budget is used in two ways. 
Sometimes it designates the financial 
plan presented for adoption and other 
times it designates the plan finally 
approved. It is usually necessary to 
specify whether the budget under 
consideration is preliminary and 
tentative, or whether the appropriating 
body has approved it. 
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Budget Calendar 
The schedule of key dates, which a 
government follows in the preparation 
and adoption of the budget. 
 
Budget Committee 
A group comprised of the elected 
officials plus an equal number of 
concerned citizens for the purpose of 
reviewing the proposed budget and 
recommending changes leading to an 
approved budget. 
 
Budget Document 
A written report showing a 
government’s comprehensive financial 
plan for a specified period, usually one 
year that includes both the capital and 
the operating budgets. 
 
Budget Message 
Written explanation of the budget and 
the City’s financial priorities for the next 
fiscal year; prepared by the City 
Manager. 
 
Budgetary Basis 
Budgets are adopted on a basis 
consistent with Generally Accepted 
Accounting Principles (GAAP), with the 
exception that neither depreciation nor 
amortization is budgeted for proprietary 
funds and bond principal and interest in 
the enterprise funds is subject to 
appropriation. 
 
Capital Budget 
The City’s budget for projects, major 
repairs, and improvements or additions 
to the City’s fixed assets (streets, 
sidewalks, roads, sewers, storm water, 
parks, and buildings). 
 
Capital Expenditures 
The City defines a capital expenditure as 
using the following three criteria: (1) 

relatively high monetary value (equal or 
greater than $50,000), (2) long asset life 
(equal to or greater than 3 years useful 
life), and (3) results in the creation of a 
fixed asset, or the revitalization of a 
fixed asset. 
 
Capital Improvement 
A term defined in the ORS 310.410 (10) 
to include land, structures, facilities, 
machinery, equipment, or furnishings 
having a useful life of longer than one 
year. 
 
Capital Improvement Project/Capital 
Project 
Any project having assets of significant 
value and having a useful life of three 
years or more. Capital projects include 
the purchase of land, design, engineering 
and construction of buildings, and 
infrastructure items such as parks, 
streets, bridges, drainage, street lighting, 
water and sewer systems and master 
planning. 
 
Capital Outlay 
Includes the purchase of land, the 
purchase or construction of buildings, 
structures, and facilities of all types, plus 
machinery and equipment. It includes 
expenditures that result in the acquisition 
or addition of a fixed asset or increase 
the capacity, efficiency, span of life, or 
economy of operating as an existing 
fixed asset. For an item to qualify as a 
capital outlay expenditure it must meet 
all of the following requirements: (1) 
have an estimated useful life of more 
than one year; (2) typically have a unit 
cost of $5,000 or more; and (3) be a 
betterment or improvement.  
Replacement of a capital item is 
classified as capital outlay under the 
same code as the original purchase. 
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Replacement or repair parts are 
classified under materials and services. 
 
Cash Management 
Management of cash necessary to pay 
for government services while investing 
temporary cash excesses in order to earn 
interest income. Cash management 
refers to the activities of forecasting 
inflows and outflows of cash, mobilizing 
cash to improve its availability for 
investment, establishing and maintaining 
banking relationships, and investing 
funds in order to achieve the highest 
return available for temporary cash 
balances. 
 
Charges for Service 
Includes a wide variety of fees charged 
for services provided to the public and 
other agencies. 
 
Comprehensive Annual Financial 
Report 
The annual audited results of the City’s 
financial position and activity. 
 
Comprehensive Plan 
An official statement of the goals, 
objectives and physical plan for the 
development of the city. Contains a 
narrative of goals, objectives and 
policies that describe the desired form, 
nature and rate of city development. 
 
Consumer Price Index 
A statistical description of price levels 
provided by the U.S. Department of 
Labor. The index is used as a measure of 
the increase in the cost of living (i.e., 
economic inflation). 
 
Contingency 
A budgetary reserve set aside for 
emergencies or unforeseen expenditures 
not otherwise budgeted. Contingency 

may be appropriated for a specific 
purpose by the City Council upon the 
approval of a resolution. The City 
separates contingencies into those that 
are designated for specific purposes and 
undesignated. (Also see Designated 
Contingency and Unappropriated Ending 
Fund Balance) 
 
Debt Service 
Interest and principal on outstanding 
bonds due and payable during the fiscal 
year. 
 
Debt Service Fund 
Established to account for the 
accumulation of resources and for the 
payment of general long-term debt 
principle and interest that are not 
services by the Enterprise funds. It does 
not include contractual obligations 
accounted for in the individual funds. 
 
Department 
The combination of divisions of the City 
headed by a general manager with a 
specific and unique set of goals and 
objectives (i.e., Police, Fire, Financial 
Services, Water Resources, etc). 
 
Depreciation 
Expiration in the service life of capital 
assets attributable to wear and tear, 
deterioration, action of physical 
elements, inadequacy or obsolescence. 
 
Designated Contingency 
Amounts set aside for anticipated non-
recurring cash flow needs. Includes 
items such as moving and remodeling, 
major building repairs, emergency 
management and capital project or 
equipment purchases. 
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Direct Debt 
General obligation debt imposed by the 
City of Cornelius on its revenues and not 
usually bearing on properties outside the 
city limits. 
 
Employee Benefits 
Contributions made by a government to 
meet commitments or obligations for 
employee-related expenses. Included is 
the government’s share of costs for 
social security and the various pension, 
medical and life insurance plans. 
 
Encumbrance 
Amount of money committed and set 
aside, but not yet expended, for the 
purchases of specific goods or services. 
 
Enterprise Funds 
Established to account for operations, 
including debt service that are financed 
and operated similarly to private 
businesses 
– where the intent is the service is self-
sufficient, with all costs supported 
predominantly by user charges. The City 
maintains three Enterprise Funds to 
account for Water, Sewer, and Storm 
water activities. 
 
Estimated Actual 
A projection of the revenue or 
expenditure, as appropriate, to be 
recognized during the current fiscal 
period. 
 
Expenditures 
Represents decreases in net financial 
resources. They include current 
operating expenses, which require the 
current or future use of net current 
assets, debt services, and capital outlays. 
 
 
 

Fees 
Charges for specific services levied by 
local government in connection with 
providing a service, permitting an 
activity or imposing a fine or penalty. 
Major types of fees include business and 
non-business license, fines, and user 
charges. 
 
Fiscal Management 
A government’s directive with respect to 
revenues, spending, reserves and debt 
management as these relate to 
governmental services, programs and 
capital investment. Financial policy 
provides an agreed upon set of principles 
for the planning and programming of 
governmental budgets and its funding. 
 
Fiscal Year 
A twelve-month period designated as the 
operating year for accounting and 
budgeting purposes in an organization. 
The City of Cornelius’s fiscal year is 
July 1 through June 30. 
 
Five-Year Financial Plan 
An estimation of revenues and expenses 
required by the City to operate for the 
next five-year period. 
 
Fixed Assets 
Includes equipment, infrastructure, 
buildings, land, vehicles, furniture and 
fixtures, computer hardware and 
software with a cost basis in excess of 
$5,000. 
 
Franchise Fee 
Charged to utilities operating within the 
City and is a reimbursement to the 
general fund for the utility’s use of City 
streets and right-of-ways. 
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Full-Time Equivalent 
A calculation used to convert part-time 
hours to equivalent full-time positions. 
Full time employee salaries are based on 
2,080 hours per year. The full-time 
equivalent of a part-time employee is 
calculated by dividing the number of 
hours budgeted by 2,080. 
 
Fund 
A fiscal and accounting entity with a 
self-balancing set of accounts. Records 
cash and other financial resources 
together with all related liabilities and 
residual equities or balances and changes 
therein. These are segregated for the 
purpose of carrying on specific activities 
or attaining certain objectives in 
accordance with special regulations, 
restrictions, or limitations. 
 
Fund Balance 
The balance of net financial resources 
that are spendable or available for 
appropriation. 
 
General Fund 
Primary operating fund of the City. It 
exists to account for the resources 
devoted to finance the services 
traditionally associated with local 
government. Included in these services 
are police protection, fire protection and 
prevention, emergency medical service, 
parks and recreation, library and any 
other activity for which a special fund 
has not been created. 
 
General Long-term Debt 
Represents any unmatured debt not 
considered to be a fund liability. 
 
General Obligation Bonds (G.O. 
Bonds) 
Bonds secured by the full faith and 
credit of the issuer. G.O. bonds issued by 

local units of government are secured by 
a pledge of the issuer’s property taxing 
power (secondary portion). They are 
usually issued to pay for general capital 
improvements such as parks and City 
facilities. 
 
Grant 
A contribution by one government unit 
to another. The contribution is usually 
made to aid in the support of a specified 
function (i.e., library, parks or capital 
projects). 
 
Infrastructure 
Public domain fixed assets such as 
roads, bridges, streets, sidewalks and 
similar assets that are immovable. 
 
Interfund Transfers 
Appropriation category used in the 
City’s budget resolution which includes 
amounts distributed from one fund to 
another fund. Transfers from the other 
funds appear as non-departmental 
expenditures called “Interfund 
Transfers”. 
 
Intergovernmental Revenues 
Levied by one government but shared on 
a predetermined basis with another 
government or class of governments. 
 
Internal Services Fund 
The cost of the general administration of 
the City plus planning, engineering, 
building and grounds maintenance. 
 
Levy 
Gross amount of property taxes imposed 
on taxable property. The net amount 
received by a government will be less 
than the gross levy as a result of 
delinquent or uncollectible payments or 
early payment discounts. Budgets are 
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developed on the basis of the projected 
amount of property taxes receivable. 
 
Line Item Budget 
The traditional form of budget, where 
proposed appropriations are based on 
individual objects of expense within a 
department or program. 
 
Local Budget Law 
Oregon Revised Statues (ORS) dictates 
local budgeting practices. ORS Chapter 
294 contains Local Budget Law 
provisions. 
 
Local Improvement District 
Consists of property owners desiring 
improvements to their property. Bonds 
are issued to finance these 
improvements, which are repaid by 
assessments on their property. Local 
Improvement District debt is paid for by 
a compulsory levy (special assessment) 
made against certain properties to defray 
all or part of the cost of a specific capital 
improvement or service deemed to 
benefit primarily those properties. 
 
Local Option Levy 
Under Measure 50, local governments 
and special districts were given the 
ability to ask voters for temporary 
authority to increase taxes through 
approval of a local option levy. 
The maximum length of time for a local 
option levy is 10 years, depending on the 
purpose of the levy. A local option 
levy must be approved by a majority of 
voters at a general election or an election 
with a 50% voter turnout. 
 
Materials and Services 
Expendable items purchased for delivery 
and city services. This classification 
includes supplies, repair and 
replacement parts, small tools, and 

maintenance and repair materials that are 
not of a capital nature. 
 
Measure 5 
A constitutional limit on property taxes 
passed by voters in the State of Oregon 
in November 1990. The new law sets a 
maximum $10 tax rate on individual 
properties for the aggregate of all non-
school taxing jurisdictions. Schools’ 
maximum rate is $5.00 after FY 1995-
96. 
 
Measure 50 
A 1997 voter approved initiative which 
rolled back assessed values to 90 percent 
of their levels in fiscal year FY 1995-96 
and limits future annual increases to 
three percent, except for major 
improvements. Tax rates are now fixed 
and not subject to change. Voters may 
approve local initiatives above the fixed 
rates provided a majority approves at 
either (i) a general election in an even 
numbered year; or (ii) at any other 
election in which at least 50 percent of 
registered voters cast a ballot. 
 
Mission 
Defines the primary purpose of the City 
and is intended to guide all 
organizational decisions, policies and 
activities (internal and external) on a 
daily basis. 
 
Net Working Capital 
The net working capital is the residual 
non-restricted funds brought forward 
from the previous financial year (ending 
balance). 
 
Objective 
Something to be accomplished in 
specific, well-defined and measurable 
terms, and that is achievable within a 
specific time frame. 
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Operating Budget 
The plan for current expenditures and 
the proposed means of financing them. 
The annual operating budget is the 
primary means by which most of the 
financing, acquisition, spending and 
service delivery activities of a 
government are controlled. 
 
Operating Revenue 
Funds that the government receives as 
income to pay for ongoing operations. It 
includes such items as taxes, fees from 
specific services, interest earnings and 
grant revenues. Operating revenues are 
used to pay for day-to-day services. 
 
Ordinance 
A formal legislative or policy enactment 
by the governing body of a municipality. 
If it is not in conflict with any higher 
form of law, such as the charter, a state 
statue or a constitutional provision, it has 
the full force and effect of the law within 
the boundaries of the municipality to 
which it applies. 
 
Outstanding Debt 
The balance due at any given time 
resulting from the borrowing of money 
or from the purchase of goods and 
services. 
 
Overlapping Debt 
The proportionate share of bonds 
outstanding and owed to other taxing 
jurisdictions attributable to city property 
owners. (e.g. Forest Grove School 
District, Hillsboro School District, Port 
of Portland) 
 
Permanent Tax Rate 
Under Measure 50, each school district, 
local government, and special district 
was assigned a permanent tax rate limit 

in Fiscal Year 1998. This permanent rate 
applies to property taxes for operations. 
The permanent tax rate for the City of 
Cornelius is $3.986 per $1,000 of 
assessed value. 
 
Personnel Services 
Includes the salaries and wages paid to 
employees plus the City’s contribution 
for fringe benefits such as retirement, 
social security, health and workers’ 
compensation insurance. 
 
Property Tax 
Based according to assessed value of 
property and is used as the source of 
monies to pay general obligation debt 
and to support the General Fund. 
 
Project Manager 
The individual responsible for budgeting 
for a project and managing project to its 
completion. 
 
Proposed Budget 
Combined operating, non-operating, and 
resource estimates prepared by the City 
Manager and submitted to the public and 
the Budget Committee for review and 
approval. 
 
Real Market Value 
The estimated value of property if sold. 
Within Cornelius, the average real 
market value exceeds the assessed value 
by 41%. This disparity is the result of 
voter approved tax initiative 50 passed in 
1997. 
 
Resolution 
A special or temporary order of a 
legislative body requiring City Council 
action. 
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Resources 
Total of revenues, interfund transfers in 
and beginning fund balance. 
 
Retained Earnings 
An equity account that reflects the 
accumulated earning of an enterprise or 
internal service fund. 
 
Revenue 
Funds received by the City from either 
tax or non-tax sources. 
 
Revenue Bonds 
Bonds payable from a specific source of 
revenue, which does not pledge the 
taxing authority of the issuer. Pledged 
revenues may be derived from operation 
of the financed project, utilities, grants, 
excise or other specified non-property 
tax. 
 
Special Assessment 
A compulsory levy made against certain 
properties to defray all or part of the cost 
of a capital improvement or service 
deemed to benefit primarily those 
properties. (Also see Local Improvement 
District) 
 
Special Assessment Bond 
A bond issue payable from the payments 
on special assessments imposed against 
properties that have been specially 
benefited by the construction of public 
improvements such as sidewalks, roads, 
or sewer systems. 
 
Special Revenue Funds 
Established to account for the proceeds 
of specific revenue sources that are 
legally restricted to expenditures for 
specified purposes. 
 
 
 

Supplemental Budget 
Appropriations established to meet needs 
not anticipated at the time the budget 
was originally adopted. A supplemental 
budget cannot increase the tax levy. 
 
System Development Charges 
Charges paid by developers and builders 
to fund expansion of infrastructure 
systems necessary due to increased 
usage. Such charges are collected for 
water, sewer, storm drains, streets and 
parks and are paid by developers and 
builders as part of the permit process. 
 
Taxes 
Compulsory charges levied by a 
government for the purpose of financing 
services performed for the common 
benefit. This term does not include 
specific charges made against particular 
persons or property for current or 
permanent benefits such as special 
assessments. Neither does the term 
include charges for services rendered 
only to those paying such charges, such 
as water service. 
 
Tax Levy 
The total amount of property taxes 
needed to pay for General Fund 
operations and for principal and interest 
on bonds. 
 
Tax Rate 
The amount of tax levied for each 
$1,000 of assessed valuation. 
 
Tax Revenue 
Includes property taxes. 
 
Tax Roll 
The official list showing the amount of 
taxes levied against each property.  
Maintained by the Washington County 
Assessment and Taxation Department. 
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Transportation Impact Fee (TIF) 
A fee based on traffic generated by new 
development. The formula for imposing 
the TIF and use of funds is the subject of 
a Washington County Ordinance. 
 
Transfers 
The authorized exchange of cash or 
other resources between funds. 
 
Unappropriated Ending Fund Balance 
An account which records a portion of 
the fund balance. It must be segregated 
for future use and is not available for 
current appropriation or expenditure. 
 
User Fees 
The fee charged for services to the party 
or parties who directly benefits. Also 
called Charges for Service. 
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ACRONYMS 
 

ADA   Americans with Disabilities Act 

AFSCME American Federation of State County and Municipal Employees Union 

AV   Assessed Value 

CAFR   Comprehensive Annual Financial Report 

CCI  Construction Cost Index 

CCIS  City County Insurance Services 

CWS  Clean Water Services 

CSO   Community Service Officer 

CD   Community Development 

CD   Compact Disk 

CIP   Capital Improvement Program or Plan 

CMFR  Comprehensive Monthly Financial Reports 

COLA   Cost of Living Adjustment 

COP   Certificates of Participation 

CPA   Certified Public Accountant 

CPI   Consumer Price Index 

DEQ  Department of Environmental Quality 

DLCD  Department of Land Conservation and Development 

DUI  Driving Under the Influence 

DVD   Digital Video Disk 

EMS  Emergency Management Services 

EPA   Environmental Protection Agency 
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FASB   Financial Accounting Standards Board 

FICA  Federal Insurance Contributions Act       

FTE   Full-Time Equivalent 

FY   Fiscal Year 

GAAP   Generally Accepted Accounting Principles 

GASB   Governmental Accounting Standards Board 

GFOA  Government Finance Officer’s Association 

GIS   Geographic Information Systems 

GISSP   Geographic Information Systems Strategic Plan 

HR   Human Resources 

HVAC  Heating, Ventilation, and Cooling Equipment 

IS   Information Systems 

ISP   Internet Service Provider 

ITS   Intelligent Transportation System 

JWC  Joint Water Commission (City of Hillsboro) 

LAN   Local Area Network 

LCDC  Land Conservation and Development Board of Commissioners 

LED   Light Emitting Diodes 

LID   Local Improvement District 

MAV   Maximum Assessed Value 

METRO Metropolitan 

NPDES  National Pollutant Discharge Eliminating System 

OAA   Older Americans Act 
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ODOT Oregon Department of Transportation 

OECDD Oregon Economic and Community Development Department 

ODOT Oregon Department of Transportation 

OR Oregon 

ORS Oregon Revised Statutes 

OSHA Occupational Safety and Health Administration 

PC Personal Computer 

PDA Personal Digital Assistant 

PEG Public Educational Government 

PERS  Public Employees Retirement System 

PGE Portland General Electric 

PIO Public Information Officer 

RMV Real Market Value 

SCADA Supervisory Control and Data Acquisition 

SDC’s System Development Charges 

SRO School Resource Officer 

TDM Transportation Demand Management 

UBG Urban Growth Boundary 

VoIP Voice-over Internet Protocol 

WAN Wide Area Network 

WASHCO 

WCCC  

WCSO

WWTP 

Washington County 

Washington County Coordinating Council 

Washington County Sherriff’s Office 

Waste Water Treatment Plant
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City of Cornelius Agenda Report 
 

 

To:  Peter Brandom, City Manager 

From:   Ellie Jones, Assistant City Manager 

Date:  June 17, 2024 

Subject: Resolutions 2024-31 and 2024-32: State Revenue Sharing and Municipal Services  

Requested City Council Action: Approve Resolutions 2024-31 and 2024-32 related to state 

revenue sharing and certification of municipal services. 

Previous City Council Action: The City Council holds a public hearing on State Revenue 

sharing on an annual basis and approves resolutions as necessary. 

Relevant City Strategic Plan Goal(s): The necessary declaration and certifications related to 

annual budget adoption support all six of the City Strategic Plan goals. 

Background: In order to receive State Revenue Sharing, the City is required by the State of 

Oregon to elect to participate in the State Revenue Sharing Program and to certify municipal 

services. The proposed resolutions fulfill these requirements. 

Before the City can elect to participate in the State Revenue Sharing program, the City is 

required to hold two hearings on the use of the funds. The Budget Committee meeting on April 

24, 2024, was one of those meetings and the second will occur on June 3, 2024 when the City 

Council holds its public hearings on the budget. For fiscal year 2024-2025 the City is projected 

to receive $180,000 in State Revenue sharing, $252,000 in alcohol tax revenue, $44,000 in 

Marijuana tax revenue, and $10,800 in cigarette tax revenue. 

Cost: State revenue funds are part of the General Fund. Without these revenues the City would 

have to seek alternative financing sources. 

Staff Recommendation: Approve Resolution No. 2024-31 and Resolution No. 2024-32 as 

presented.   

Proposed Motion: I make a motion to approve Resolution No. 2024-31, A RESOLUTION 

DECLARING THE CITY’S ELECTION TO RECEIVE STATE REVENUES, and this action 

takes effect immediately. 

Proposed Motion: I make a motion to approve Resolution No. 2024-32, A RESOLUTION 

CERTIFYING SERVICES PROVIDED BY THE CITY OF CORNELIUS, and this action takes 

effect immediately. 

 

Exhibit:  Resolution No. 2024-31 

Resolution No. 2024-32 



City of Cornelius 

Resolution No 2024-31 State Revenue 

RESOLUTION NO. 2024-31 

 

A RESOLUTION DECLARING THE CITY OF CORNELIUS’S ELECTION TO 

RECEIVE STATE REVENUES 

 

NOW, THEREFORE, BE IT RESOLVED BY THE CORNELIUS CITY COUNCIL AS 

FOLLOWS: 

Section 1.   Pursuant to ORS 221.770, the City hereby elects to receive State Revenues for the 

Fiscal Year 2024-2025. 

Section 2.   This Resolution is effective immediately upon its enactment by the City Council.  

INTRODUCED AND APPROVED this 17th day of June, 2024. 

 

        City of Cornelius, Oregon 

 

 

        By: _________________________ 

 Jeffrey Dalin, Mayor 

 

  

Attest: _____________________________ 

 Ellie Jones, Assistant City Manager and 

 Acting City Recorder 

 

 

 

I certify that a Public Hearing before the Budget Committee was held on April 24, 2024, and a 

Public Hearing before the City Council was held June 17, 2024, giving citizens an opportunity to 

comment on use of State Revenue Sharing. 

 

Attest:________________________  

 Ellie Jones, Assistant City Manager and 

 Acting City Recorder  

 



City of Cornelius 

Resolution No 2024-32 Municipal Services 

RESOLUTION NO. 2024-32 

 

A RESOLUTION CERTIFYING SERVICES PROVIDED BY  

THE CITY OF CORNELIUS 

 

WHEREAS, ORS 221.760 provides as follows; now therefore: 

 

Section 1.   Prerequisites for cities in counties of over 100,000 population to receive revenues 

from cigarette, gas and liquor taxes.  

 

(1) The officer responsible for disbursing funds to cities under ORS 323.455, 366.785 to 366.820 

and 471.805 shall disburse such funds in the case of a city located within a county having more 

than 100,000 inhabitants, according to the most recent federal decennial census, only if the 

officer reasonably is satisfied that the city meets the requirements set out in subsection (2) of this 

section, or if the city provides four or more of the following municipal services: 

 

      (a) Police protection. 

      (b) Fire protection. 

      (c) Street construction, maintenance and lighting. 

      (d) Sanitary sewers. 

      (e) Storm sewers. 

      (f) Planning, zoning and subdivision control. 

      (g) One or more utility services. 

 

(2) In the year in which any city is first incorporated and the following two years it shall be 

considered a city for the purposes of ORS 323.455, 366.785 to 366.820 and 471.805 if the city 

charter gives the city power to provide four or more of the municipal services enumerated in 

subsection (1) of this section.  

WHEREAS, City officials recognize the desirability of assisting the State Officer responsible for 

determining the eligibility of cities to receive such funds in accordance with ORS 221.760. 

NOW, THEREFORE, BE IT RESOLVED BY THE CORNELIUS CITY COUNCIL AS 

FOLLOWS: 

Section 1.   The City of Cornelius hereby certifies that it provides the following municipal 

services enumerated in Section 1. ORS 221.760: 

 

(a) Police protection. 

        (b) Fire protection. 

        (c) Street construction, maintenance and lighting. 

        (d) Sanitary sewers. 

       (e) Storm sewers. 

        (f) Planning, zoning and subdivision control. 

        (g) One or more utility services. 



City of Cornelius 

Resolution No 2024-32 Municipal Services 

Section 2.   This Resolution is effective immediately upon its enactment by the City Council.  

INTRODUCED AND APPROVED this 17th day of June, 2024. 

 

 

        City of Cornelius, Oregon 

 

 

        By: _________________________ 

 Jeffrey Dalin, Mayor 

 

  

Attest: _____________________________ 

 Ellie Jones, Assistant City Manager and 

 Acting City Recorder 
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To:  Peter Brandom, City Manager 

From:   Ellie Jones, Assistant City Manager 

Date:  June 17, 2024 

Subject: Resolution No. 2024-33: Utility Fees and System Development Charges (SDC)  

Requested City Council Action: Approve Resolution No. 2024-33 to adopt utility fees and SDCs 

for FY 2024-2025. 

Previous City Council Action: The City Council typically reviews and approves rate changes 

on an annual basis. The last utility rate changes took effect July 1, 2023. 

 

Background: The adopted budget for fiscal year 2024-2025 is based, in part, on changes to the 

utility rates and System Development Charges (SDCs). The utility rates represent the increases in 

wholesale expenses as well as the ongoing operating and capital costs listed in the utility rate 

model for the City. The presented changes are a combination of City rates and “pass through 

rates” from our wholesale providers, and would take effect July 1, 2024. 

Water 

   -The last water rate increase was 7/1/2022. 

   -City of Hillsboro has increased wholesale water rates from $1.79/ccf to $1.88/ccf (5%). 

   -Staff is recommending an increase of 1% to water base and usage fees.  

 

Sanitary Sewer - CWS 

   -The last sanitary sewer rate increase was 7/1/2023. 

   -Clean Water Services (CWS) is increasing sanitary sewer by 4% for base and usage fees. 

 

Sanitary Sewer – City 

   -The last City sanitary sewer increase was 7/1/2023. 

   -Staff is recommending an increase of 4% per equivalent dwelling unit (EDU) to the City 

    sanitary sewer base fee. 

 

Sanitary Sewer System Development Charges (SDC) 

   -The last sanitary sewer SDC increase was 7/1/2023. 

   -Clean Water Services (CWS) is increasing the sanitary sewer SDC by 2.7% per EDU. 

 

Surface Water Management (Storm) - CWS 

   -The last surface water management rate increase was 7/1/2023. 

   - Clean Water Services (CWS) is increasing surface water management by 4%. 

 

Surface Water Management (Storm) - City 

   -The last surface water management rate change was 7/1/2022. 

   -Staff is recommending no change to the City surface water management base fee. 
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General Service Fee 

   -The last general service fee increase was 7/1/2023 

   -Staff is recommending an increase of $0.50 per EDU for residential customers, and $1.50 per 

    EDU for commercial customers. 

 

The overall change for the average single family residential customer may vary depending on 

their meter size and monthly usage. Here are some estimates: 

 

Residential Customer using 3,000 per month  $3.62 estimated monthly increase 

Residential Customer using 6,000 per month  $4.12 estimated monthly increase 

Residential Customer using 20,000 per month $6.98 estimated monthly increase 

 

Multi Family and Commercial changes will also vary depending on their meter size(s), sewer 

EDUs, and storm ESUs. 

Cost: We have contracts with our wholesale providers for Water (City of Hillsboro) and Sanitary 

Sewer/Surface Water Management (CWS), which include their costs. If we do not pass their rate 

increases onto our customers, then the financial burden is left to the associated utility funds. 

Changes to the fees are also important to ensure that funds are available for current operating 

needs, and future capital projects. Failure to modify rates may result in the inability to provide 

services, cause delays to capital projects, and lower reserves for emergencies. 

Advisory Committee Recommendation: Not applicable. 

Staff Recommendation: Approve Resolution No. 2024-33 as presented.   

Proposed Motion: I make a motion to approve Resolution No. 2024-33, A RESOLUTION 

ESTABLISHING CERTAIN UTILITY RATES AND CHARGES FOR WATER, SANITARY 

SEWER, STORM WATER, AND THE GENERAL SERVICES FEE, and this resolution 

becomes effective July 1, 2024. 

 

Exhibit:  Resolution No. 2024-33 and Exhibits A and B 

 



City of Cornelius 

Resolution No 2024-33 FY 2024-2025 Utility Rates 

RESOLUTION NO. 2024-33 

 

A RESOLUTION ESTABLISHING CERTAIN UTILITY RATES AND CHARGES FOR 

WATER, SANITARY SEWER, STORM WATER AND THE GENERAL SERVICES FEE 

IN THE CITY OF CORNELIUS 

WHEREAS, the City of Cornelius reviews utility rates on an annual basis; and 

 

WHEREAS, the analysis determined that changes are necessary to sanitary sewer, surface water 

management, and the general services fee in order to cover current and future operations, capital 

costs, and to meet prudent reserve requirements; and 

WHEREAS, the analysis determined that no changes are needed at this time for water rates; and 

 

WHEREAS, Clean Water Services provides the City of Cornelius sanitary sewer treatment and 

surface water management billed on a per customer basis; and 

WHEREAS, Clean Water Services is increasing their sanitary sewer, surface water 

management, and sanitary sewer system development charges. 

NOW, THEREFORE, BE IT RESOLVED BY THE CORNELIUS CITY COUNCIL AS 

FOLLOWS: 

 

Section 1.  The City Council authorizes the City to charge the water rates as outlined in 

Exhibit A (attached). 

Section 2.  The City Council authorizes the City to charge the new sanitary sewer, surface 

water management, general services fee, and to change the Clean Water Services 

SDC as outlined in Exhibit B (attached). 

Section 3.  The rate changes adopted by this resolution become effective July 1, 2024. 

 

INTRODUCED AND APPROVED this 17th day of June, 2024. 

 

 

City of Cornelius, Oregon 

 

 

 

By: __________________________ 

   Jeffrey C. Dalin, Mayor 

 

 

 Attest: __________________________ 

Ellie Jones, Assistant City Manager and 

 Acting City Recorder 



Exhibit A
Resolution No. 2024-33 
Effective July 1, 2024

Meter Size

 Single Family
Residential

(Base Charge) 

 Multi Family
Residential

(Base Charge) 

 Commercial
(Base Charge)

 Single Family
Residential

(Base Charge) 

 Multi Family
Residential

(Base Charge) 

 Commercial
(Base Charge)

5/8" 24.41             24.41             28.06             24.65             24.65             28.34             
3/4" 24.41             34.86             40.27             24.65             35.21             40.67             
1" 24.41             55.55             64.66             24.65             56.11             65.31             

1 1/2" 107.40           107.40           125.65           108.47           108.47           126.91           
2" 169.63           169.62           198.82           171.33           171.32           200.81           
3" 335.57           335.57           393.98           338.93           338.93           397.92           
4" 522.26           522.26           613.53           527.48           527.48           619.67           
6" 1,040.86        1,040.86        1,223.37        1,051.27        1,051.27        1,235.60        

Block 1 Block 2 Block 3 Block 1 Block 2 Block 3
 0 - 6,000 
gallons 

 6,000-12,000 
gallons 

>12,000
gallons

 0 - 6,000 
gallons 

 6,000-12,000 
gallons 

>12,000
gallons

Single Family 
Residential 4.55 6.61 9.74 4.60 6.68 9.84 

Multi Family 
Residential 4.55 4.55 4.55 4.60 4.60 4.60 

Commercial 4.74 4.74 4.74 4.79 4.79 4.79 

Meter Size

 Single Family
Residential

(Base Charge) 

 Multi Family
Residential

(Base Charge) 

 Commercial
(Base Charge)

 Single Family
Residential

(Base Charge) 

 Multi Family
Residential

(Base Charge) 

 Commercial
(Base Charge)

5/8" N/A N/A 6.63 N/A N/A 6.70 
3/4" N/A N/A 8.11 N/A N/A 8.19 
1" N/A N/A 11.07             N/A N/A 11.18             

1 1/2" N/A N/A 18.50             N/A N/A 18.69             
2" N/A N/A 27.38             N/A N/A 27.65             
3" N/A N/A 51.07             N/A N/A 51.58             
4" N/A N/A 77.76             N/A N/A 78.54             
6" N/A N/A 151.82           N/A N/A 153.34           

NOTES:
Combination meters are billed the base fee for the largest meter size
Senior Citizens receive a per month discount on the base rate (discount rate set by resolution)
Hydrant Meter usage is billed at the Commercial rate

NEW RATE

Monthly Base Charges for Standby Meters

Volume Charges (per 1,000 gallons)

WATER RATESWATER RATES

CURRENT RATE

Volume Charges (per 1,000 gallons)

Monthly Base Charges for Standby Meters



Exhibit B
Resolution No. 2024-33 
Effective July 1, 2024

DESCRIPTION OLD RATE NEW RATE

1 UNIT - CWS BASE FEE* 33.95 35.31 4% increase
1 UNIT - CORNELIUS BASE FEE* 15.03 15.63 4% increase
Usage Fee** $3.00/1000 gal $3.12/1000 gal 4% increase

1 EDU - CWS SDC Fee 6,824.00            7,009.00            2.7% increase

*Base Fee is multiplied by the number of EDU billing units on account

**Usage Fee is based on Winter Water Consumption Average
**Carwashes are billed for actual water consumption month to month.

DESCRIPTION OLD RATE NEW RATE

1 UNIT - CWS BASE FEE* 10.55 10.97 4% increase
1 UNIT - CORNELIUS BASE FEE* 5.00 5.00 No Change

*Base Fee is multiplied by the number of ESU billing units on account

DESCRIPTION  OLD RATE  NEW RATE 

1 UNIT - RESIDENTIAL BASE FEE* 10.50 11.00 $0.50 increase
1 UNIT - COMMERCIAL BASE FEE* 31.50 33.00 $1.50 increase

*Base Fee is multiplied by the number of EDU billing units on account

SANITARY SEWER RATES

SURFACE WATER MANAGEMENT RATES

GENERAL SERVICE FEE RATES
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To:  Peter Brandom, City Manager 

From:   Ellie Jones, Assistant City Manager 

Date:  June 17, 2024 

Subject: Resolution No. 2024-34: Planning and Development Fee Schedule Adjustment  

Requested City Council Action: Approve Resolution No. 2024-34 to adopt the planning and 

development fee schedule.  

Previous City Council Action: The Cornelius City Council has approved the fee adjustments on 

an annual basis since approval of Resolution No. 2018-24. 

Relevant City Strategic Plan Goal(s): Each of the City’s six City Council goals are supported 

by the FY 2023-2025 proposed budget. 

Background: On July 2, 2018 Cornelius City Council approved Resolution No. 2018-24, which 

affirmed the community development fee adjustments policy. As part of the Resolution, fee rate 

changes were to be automatically adjusted every July 1 based on the 12-month CPI-U (Western 

Region) percent change as of January of the same year. The CPI-U is issued by the U.S. Bureau 

of Labor Statistics. This annual adjustment is necessary to reasonably cover the City’s cost of 

administering development permits. Future adjustments to CPI-U (Western Region) will be made 

every July 1 hereafter to account for delays in CPI-U data delivery and to align with other fee 

schedule adjustments within City departments. The CPI-U (Western Region) as of January 2024 

was 3.3%. 

Cost: All future land use and planning permit applications received after July 1, 2024 will be 

subject to the new fee schedule. 

Advisory Committee Recommendation: Not applicable. 

Staff Recommendation: Approve Resolution No. 2024-34 as presented.   

Proposed Motion: I make a motion to approve Resolution No. 2024-34, A RESOLUTION 

AUTHORIZING THE ADJUSTMENT OF THE PLANNING & DEVELOPMENT FEES 

BASED ON THE CPI-U (WESTERN REGION), and this action takes effect July 1, 2024. 

 

Exhibit:  Resolution No. 2024-34 and Exhibit A 



City of Cornelius 

Resolution No 2024-34 Planning Fees 

RESOLUTION NO. 2024-34 

 

A RESOLUTION AUTHORIZING THE ADJUSTMENT OF THE PLANNING & 

DEVELOPMENT FEES FOR THE CITY OF CORNELIUS BASED ON THE CPI-U 

(WESTERN REGION) 

 

WHEREAS, the Cornelius City Council approved Resolution No. 2018-24, which affirmed the 

Planning & Development Fee Schedule adjustments based on the CPI-U (Western Region); and 

WHEREAS, this adjustment is necessary to reasonably cover the City’s cost of administering 

development permits; and 

WHEREAS, in accordance with Resolution 2018-24, annual adjustments will be made based on 

the 12-month CPI-U (Western Region) percent change as of January of the same year and will 

become effective every July 1; and 

WHEREAS, the CPI-U (Western Region) was 3.3% as of January 2024. 

NOW, THEREFORE, BE IT RESOLVED BY THE CORNELIUS CITY COUNCIL AS 

FOLLOWS: 

Section 1. The Cornelius City Council authorizes City staff to adjust the Planning & 

Development Fee Schedule to align with the CPI-U (Western Region), which is 

3.3% as of January 2024, and reflected in “Exhibit A”. 

Section 2. This new fee adjustment will become effective July 1, 2024. 

 

Section 3. This resolution is effective immediately upon its enactment by the City Council. 

 

INTRODUCED AND APPROVED by the Cornelius City Council at their regular meeting this 

17th day of June, 2024. 

 

City of Cornelius, Oregon 

 

 

 

By: __________________________ 

   Jeffrey C. Dalin, Mayor 

 

 

 Attest: __________________________ 

Ellie Jones, Assistant City Manager and 

Acting City Recorder 



Fee Description  Current Fee  Proposed Fee
Effective 7/1/2024 

Type I - Administrative Review
Design Review Type I $402.00 $415.00 
Administrative Relief (10% or less) $253.00 $261.00 
Time Extension w/o Hearing $253.00 $261.00 
Temporary Use Permit (90 days) $188.00 $194.00 

Permanent Signs $100.00 +
$2.00/square foot

$103.00 +
$2.00/square foot

Fence Construction Permit 
(Under 6 feet high)

no charge if
under 6 feet high

no charge if
under 6 feet high

Fence Construction Permit 
(Above 6 feet Type-I Design Review) $402.00 $415.00 

Residential Solar Access Permit no charge no charge

Subdivision Final Plat 50% of preliminary 
application fee

50% of preliminary 
application fee

Home Occupation - A $89.00 $91.00 
Land Partition Final Plat $484.00 $499.00 
Lot Line Adjustment $471.00 $486.00 
Minor Modification of CUP or Subdivision $630.00 $650.00 
Community Development Director Interpretation $378.00 $390.00 

Type II - Administrative Review + Public Notice
Design Review Type II $1,895.00 $1,957.00 

Land Partition Preliminary Plat $1,516.00 $1,566.00 

Subdivision Preliminary Plat $3,793.00 +
$87.00/lot

$3,918.00 +
$89.00/lot

Temporary Extension $416.00 $429.00 
Conditional Use Permit / Administrative $1,263.00 $1,304.00 
Major Modification of a CUP or Subdivision $1,895.00 $1,957.00 

Type III - Planning Commission Hearing
Comprehensive Plan Amendment $4,425.00 $4,571.00 
Design Review Type III $3,793.00 $3,918.00 
Zoning Amendment $3,793.00 $3,918.00 

Subdivision Preliminary Plat with Hearing $4,425.00 +
$87.00/lot

$4,571.00 +
$89.00/lot

Annexation $4,425.00 $4,571.00 
Conditional Use Permit (CUP) $2,780.00 $2,871.00 
Major Modification/CUP Planning Commission $2,780.00 $2,871.00 
Conditional Use Permit/PUD $5,057.00 $5,223.00 
Variance $2,534.00 $2,617.00 
Public Right of Way (ROW) Vacation $2,534.00 $2,617.00 
Home Occupation - Type B $1,009.00 $1,042.00 
Time Extension with Hearing $1,275.00 $1,317.00 

PLANNING & DEVELOPMENT FEE SCHEDULE
Effective July 1, 2024

3.3% Increase (based on CPI-U Western Region as of January 2024)



Fee Description  Current Fee  Proposed Fee
Effective 7/1/2024 

PLANNING & DEVELOPMENT FEE SCHEDULE
Effective July 1, 2024

3.3% Increase (based on CPI-U Western Region as of January 2024)

Miscellaneous
Appeal (Administrative Decision) $506.00 $522.00 

Appeal (Public Hearing Decision) 50% of preliminary 
application fee

50% of preliminary 
application fee

Research Fee employee cost employee cost
Pre-Application Conference $125.00 $129.00 
Temporary Sign Permit $23.00 $23.00 
Mobile Vendor Permit $121.00 $124.00 

Expedited Middle Housing Land Division $1,063.00 +
$85.00/lot

$1,098.00 +
$87.00/lot

Appeal of Expedited Land Division to referee $2,126.00 $2,196.00 
Expedited Affordable Multi-Unit Development $1,895.00 $1,957.00 
Expedited Land Division Final Plat Review $1,063.00 $1,098.00 
Land Use Compliance Review
(Projects not requiring Land Use Permit) $90.00 $92.00 

Livestock Permit $121.00 $124.00 



City of Cornelius Agenda Report 

 
To: Peter Brandom, City Manager  

From: Ellie Jones, Assistant City Manager 

Date: June 17, 2024 

Subject: Resolution No. 2024-35: Cost of Living Allowances FY 2024-2025 

Requested City Council Action: Approve Resolution No. 2024-35 to authorize a pay increase for 

non-represented and management employees. 

Previous City Council Action: The City Council approves cost of living increases on an annual 

basis. 

Relevant Strategic Plan Goal(s): Goal 2: Increase connectivity and engagement and improve 

culture within the City organization. 

Background: The City of Cornelius has strived to pay its employees a fair, living wage that is 

comparable to other public sector agencies. By doing so, we remain competitive to be able to retain 

quality employees and attract qualified new staff when openings become available. 

A 4% cost of living increase is recommended for non-represented and management employees. 

This increase is included in the approved FY 2024-2025 budget. 

All eligible employees will continue to have the opportunity to participate in healthcare coverage 

under a 90/10 City/employee cost share. 

Cost: The Budget Committee approved a budget on May 1, 2024 that included an estimated 4% 

cost of living adjustment. This will cause an increase to employee benefits which was also 

included in the approved budget. 

Advisory Committee Recommendation: The Budget Committee voted unanimously on May 1, 

2024 to approve the City budget as presented. 

Staff Recommendation: Approve Resolution No. 2024-35 as presented. 

Proposed Motion: I make a motion to approve Resolution No. 2024-35, A RESOLUTION 

RELATING TO COMPENSATION FOR COST-OF-LIVING INCREASES FOR NON- 

REPRESENTED AND MANAGEMENT EMPLOYEES, and this action takes effect July 1, 2024. 

 

Exhibit:  Resolution No. 2024-35 and Exhibit A 
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City of Cornelius 

Resolution No 2024-35 FY 2024-2025 Cost of Living Adjustment 

RESOLUTION NO. 2024-35 

 

A RESOLUTION RELATING TO COMPENSATION FOR COST OF LIVING 

INCREASES FOR NON-REPRESENTED AND MANAGEMENT CITY OF 

CORNELIUS EMPLOYEES 

WHEREAS, the City of Cornelius wishes to provide fair and competitive compensation to its 

employees; and 

WHEREAS, the City's practice has been to adjust the wages and salaries of non-represented and 

management personnel consistent with the cost of living formula of the contracts for the City’s 

bargaining units; and 

WHEREAS, an increase in compensation for a cost of living adjustment of 4% for non-

represented and management employees is recommended. Eligible employees will also continue 

to share in healthcare costs, with 10% paid by the employee. 

NOW, THEREFORE, BE IT RESOLVED BY THE CORNELIUS CITY COUNCIL AS 

FOLLOWS: 

 

Section 1.  The Cornelius City Council will authorize non-represented and management 

personnel a cost of living increase of 4% for the fiscal year 2024-2025, as shown 

in Exhibit A. 

Section 2.  This resolution becomes effective July 1, 2024. 

 

INTRODUCED AND APPROVED this 17th day of June, 2024. 

 

 

City of Cornelius, Oregon 

 

 

 

By:   

Jeffrey Dalin, Mayor 

 

 

Attest:    

Ellie Jones, Assistant City Manager 

and Acting City Recorder 

 
 



EXHIBIT A

TITLE RATE STEP 1 STEP 2 STEP 3 STEP 4 STEP 5 STEP 6 STEP 7 STEP 8

H2 Library Aide Hourly 16.45         16.93         17.44         17.97         18.51         19.06         19.64         20.22         
Seasonal (Public Works)
Support Specialist III (on call)

S09 City Recorder Monthly 6,404         6,532         6,663         6,796         6,932         7,070         7,212         7,356         
Annual 76,848       78,384       79,956       81,552       83,184       84,840       86,544       88,272       

S10 Project Manager Monthly 6,852         6,991         7,129         7,271         7,416         7,563         7,718         7,871         
Communication & Community 
Engagement Manager Annual 82,224       83,892       85,548       87,252       88,992       90,756       92,616       94,452       
Library Access Services Manager

S11 Librarian Monthly 7,331         7,477         7,628         7,782         7,936         8,095         8,257         8,421         
Annual 87,972       89,724       91,536       93,384       95,232       97,140       99,084       101,052     

S12 Public Works Foreman Monthly 7,846         8,003         8,162         8,328         8,490         8,661         8,835         9,013         
Annual 94,152       96,036       97,944       99,936       101,880     103,932     106,020     108,156     

S13 None Monthly 8,393         8,561         8,732         8,905         9,083         9,266         9,450         9,639         
Annual 100,716     102,732     104,784     106,860     108,996     111,192     113,400     115,668     

S14 None Monthly 9,232         9,419         9,605         9,797         9,995         10,191       10,396       10,603       
Annual 110,784     113,028     115,260     117,564     119,940     122,292     124,752     127,236     

S15 City Engineer Monthly 10,152       10,357       10,565       10,777       10,989       11,211       11,435       11,664       
Community Development Director Annual 121,824     124,284     126,780     129,324     131,868     134,532     137,220     139,968     
Library Director
Public Works Director

FY 2024-2025 SALARY SCHEDULE  



S16 None Monthly 11,677       11,910       12,148       12,391       12,640       12,890       13,148       13,410       
Assistant City Manager Annual 140,124     142,920     145,776     148,692     151,680     154,680     157,776     160,920     

Longevity
LS09 Monthly 7,430         7,504         7,579         7,655         7,732         7,809         7,887         7,966         

Annual 89,160       90,048       90,948       91,860       92,784       93,708       94,644       95,592       

LS10 Same as above Monthly 7,948         8,028         8,107         8,189         8,272         8,355         8,436         8,522         
Annual 95,376       96,336       97,284       98,268       99,264       100,260     101,232     102,264     

LS11 Monthly 8,506         8,592         8,675         8,761         8,851         8,937         9,030         9,118         
Annual 102,072     103,104     104,100     105,132     106,212     107,244     108,360     109,416     

LS12 Monthly 9,100         9,192         9,286         9,375         9,473         9,564         9,663         9,757         
Annual 109,200     110,304     111,432     112,500     113,676     114,768     115,956     117,084     

LS13 Monthly 9,738         9,834         9,936         10,030       10,132       10,232       10,336       10,438       
Annual 116,856     118,008     119,232     120,360     121,584     122,784     124,032     125,256     

LS14 Monthly 10,708       10,816       10,925       11,035       11,145       11,256       11,370       11,482       
Annual 128,496     129,792     131,100     132,420     133,740     135,072     136,440     137,784     

LS15 Monthly 11,780       11,901       12,019       12,136       12,259       12,382       12,505       12,631       
Annual 141,360     142,812     144,228     145,632     147,108     148,584     150,060     151,572     

LS16 Monthly 13,543       13,681       13,817       13,956       14,097       14,237       14,376       14,524       
Annual 162,516     164,172     165,804     167,472     169,164     170,844     172,512     174,288     



City of Cornelius Agenda Report 

 
To: City Council  

From: Peter Brandom, City Manager  

Date: June 17, 2024 

Subject: Resolution No. 2024-36: Regional Water Providers Consortium Intergovernmental 

Agreement (IGA) 

Requested City Council Action: Approve Resolution No. 2024-36 to authorize the City Manager to 

sign an intergovernmental agreement (IGA) with the Regional Water Providers Consortium. 

Previous City Council Action: The City Council approved the IGA in June, 2018. 

Relevant Strategic Plan Goal(s): Goal 5: Develop the necessary infrastructure to meet the growth, 

service demands, and emergency preparedness needs of the community. 

Background: The Regional Water Providers Consortium was established in 1997 to coordinate 

implementation of a regional water supply plan across 15 water provider agencies. The current IGA 

was established in 2005, with subsequent updates, and the City of Cornelius joined the consortium 

in 2018. The purpose of the consortium is to coordinate and provide support to water providers in 

the areas of water supply planning, management, stewardship, and resiliency of our shared water 

supply systems. In late 2023 the Consortium agreed to update the IGA to update IGA participants 

and their obligations and to streamline certain procedures. As a water supplier, the City values the 

Consortium and desires to remain a participant. 

Cost: $8,255 for FY 2023-2024. 

Advisory Committee Recommendation: Not applicable. 

Staff Recommendation: Approve Resolution No. 2024-36 as presented. 

Proposed Motion: I make a motion to approve Resolution No. 2024-36, A RESOLUTION 

AUTHORIZING THE CITY MANAGER TO SIGN AN INTERGOVERNMENTAL 

AGREEMENT WITH THE REGIONAL WATER PROVIDERS CONSORTIUM, and this action 

takes effect immediately. 

 

Exhibit:  Resolution No. 2024-36 and Exhibit A 
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REGIONAL WATER PROVIDERS CONSORTIUM 

 
This Amended and Restated Intergovernmental Agreement of the Regional Water Providers 
Consortium (2023) is entered into by and among the undersigned municipalities and districts, 
hereinafter called "Participants," to participate in the Regional Water Providers Consortium for the 
Portland Metropolitan Region (“the Consortium”). 
 
 

RECITALS 
 
WHEREAS, in 1989 water providers of the Portland metropolitan area began meeting in an 
informal group called the “Regional Providers Advisory Group” to coordinate water supply 
planning efforts; and 
 
WHEREAS, in 1996 a Regional Water Supply Plan was completed; and 
 
WHEREAS, the Regional Water Supply Plan, which contains specific recommendations for 
cooperation and coordination between the water providers in this region through the formation of 
the Regional Water Providers Consortium, was adopted by signatory water providers in their Inter-
Governmental Agreement of Regional Water Providers Consortium; and 
 
WHEREAS, as the regional land use agency under state law and regional charter, the Metropolitan 
Service District ("Metro") adopted the Regional Water Supply Plan as part of the Metro Regional 
Framework Plan; and  
 
WHEREAS, in 1997 the Consortium was formed when 15 Participants entered into an 
intergovernmental agreement to endorse the Regional Water Supply Plan and coordinate and 
cooperate in its implementation, and amended that intergovernmental agreement in 2004-05 
(2004-05 IGA); and 
 
WHEREAS, the Participants desire to amend and restate the 2004-05 IGA to make certain updates 
to the Participants and their obligations, and to streamline certain procedures, while continuing to 
endorse the Regional Water Supply Plan; and 
 
WHEREAS, ORS Chapter 190 authorizes units of local government to enter into written 
agreements with any other unit or units of local government for the performance of any or all 
functions and activities that any of them has authority to provide; and 
 
WHEREAS, all the Participants of this Agreement are thus authorized to enter into an 
intergovernmental agreement;  
 
 
NOW, THEREFORE, the Participants agree as follows:  
 



 2 

Section 1. Definitions 
 
For purposes of this Agreement, the following terms shall be defined as follows:  
 
"Agreement" – Shall mean this document and any authorized amendments thereto. 
 
"Associate Member" – Shall mean a Participant that does not have an appointed representative to 
the Board and that pays reduced dues as determined by the Board.  
 
"Board" – Shall mean the Board of Directors established by Section 9 of this Agreement, consisting 
of one member from the governing body of each Full Member Participant. 
  
"Bylaws" – Shall mean the regulations of the Consortium adopted by the Board pursuant to 
Section 9.B. of this Agreement. 
 
"Consortium" – Shall collectively mean all Participants to this Agreement acting pursuant to and 
under the terms of the Agreement. 
 
"Consortium Funds" – Shall mean Consortium funds consisting of all dues, voluntary contributions, 
grant monies, and funding from any other source provided to the Consortium to conduct the 
activities and business of the Consortium. 
 
"Executive Committee" – Shall mean the committee established by Section 10 of this Agreement.   
 
"Full Member" – Shall mean a Participant that has an appointed representative to the Board and 
Technical Committee and that pays full dues as outlined in Section 7. 
 
"Participant" – Shall mean any signatory to the Agreement.  
 
"Plan" – Shall mean the 1996 “Regional Water Supply Plan” for the Portland Metropolitan Area, 
and all subsequent amendments thereto. 
 
"Region" – Shall mean the area within which Participants provide services to Retail Customer 
Accounts. 
 
"Retail Customer Accounts" – Shall mean all retail accounts that are billed by a Participant 
(including residential single family, residential multifamily, commercial, industrial, and wholesale 
accounts). 
 
"Technical Committee" – Shall mean the committee established by Section 11 of this Agreement. 
 
"Total average daily water use" – Shall mean all billed water usage for Retail Customer Accounts. 
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Section 2. Purposes 
 
The general purposes of the Consortium are as follows: 
 
A. To provide leadership in the planning, management, stewardship, and resiliency of drinking 

water in the Region;  
 
B. To foster coordination in the Region by sharing knowledge, technical expertise, and 

resources between Participants;   
 
C. To serve as the central custodian for Consortium documents, data, and studies;  

 
D. To review and recommend revisions to the Plan, as appropriate; 

 
E. To provide a forum for the study and discussion of water supply issues of mutual interest 

to Participants; 
 
F. To promote fiscal responsibility by pooling resources to achieve economies of scale; 

 
G. To allow for public participation in Consortium activities;  

 
H. To promote stewardship, emergency preparedness, and water conservation in the Region 

through outreach and education; 
 
I. To strengthen emergency preparedness and resiliency among water providers in the 

Region; 
 
J. To ensure safe and reliable drinking water is accessible to all. 

 
 
Section 3. Strategic Plan 
 
A. The Consortium will maintain a strategic plan to guide its work, establish priorities, and set 

goals for the strategic planning timeline.  
 

B. The strategic plan will be updated at an interval set by the Board.  
 
 
Section 4. Cooperation and Participants' Retained Powers 
 
The Participants intend that the Consortium shall act through the processes laid out herein in the 
spirit of cooperation. Unless specifically provided for herein, by entering into this Agreement, no 
Participant has assigned or granted to any other or to the Consortium its water rights or the power 
to plan, construct, and operate its water system or perform any other obligation or duty assigned 
to it under law. 
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Section 5. Consortium Authority 
 
In accomplishing its purposes, and utilizing the organizational structure and decision-making 
processes contained herein, the Consortium is authorized to: 
 
A. Adopt or revise Bylaws and other operating procedures consistent with the terms of this 

Agreement to govern Consortium operation and administration, including such things as 
meeting arrangements, voting procedures, election of officers of Consortium boards and 
committees, notice procedures, procedures for execution of binding legal documents, 
budgeting, and financial operations. 

 
B. Adopt or revise, and implement an annual work plan and budget and issue annual reports and 

such supplementary reports as the Consortium may determine appropriate; 
 
C. Update and adopt its strategic plan as set forth in Section 3. 

 
D. Collect regular dues from Participants to support the routine business of the Consortium in 

amounts established as established in Section 7; 
 
E. Accept voluntary contributions from Participants in amounts higher than the regular dues for 

the purpose of conducting studies or engaging in other activities consistent with Consortium 
purposes; 

 
F. Apply for and receive grants and accept other funds from any person or entity to carry on 

Consortium activities; 
 
G. Expend Consortium funds, however obtained, and establish accounts and accounting processes 

to manage Consortium funds, which may include utilizing the accounts and processes of 
Participants for such purposes under appropriate agreements; 

 
H. Execute public procurement contracts and enter into arrangements whereby Participants may 

enter into a public procurement contract on behalf of the Consortium; 
 
I. Execute intergovernmental agreements; 
 
J. Establish procedures or recommendations for the hiring, dismissal, and review of Managing 

Director, and to delegate such activities to a Participant; 
 
K. Accept assignment of staff from individual Participants to conduct Consortium work and to 

reimburse the Participants for the salary and other costs associated with the assigned staff; 
 

L. Establish procedures and criteria whereby other governmental entities may become a 
Participant in this Agreement; 
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M. Establish a process to coordinate Participant response to water policy issues of mutual interest 
or concern; 

 
N. Establish procedures to solicit the views of the public on water supply and water resource 

issues within the purview of the Consortium; 
 

O. Establish a process whereby water policy and water supply disputes or disagreements among 
Participants may be resolved; 

 
P. Protect Consortium rights and enforce obligations owed to the Consortium by third parties to 

the extent permitted by law; 
 
Q. Take other action within the powers specifically granted to the Consortium herein by the 

Participants to exercise the authority granted in this Section 5 and to carry out the purposes 
stated in Section 2. 

 
 
Section 6. Participants 
 
A. Participant Memberships: A Participant may join as a Full Members or Associate Member in 

accordance with the definitions set forth in Section 1 and as further provided in the Bylaws.  
 
B. Any Participant which, having once joined, withdraws or is expelled from the Consortium 

for non-payment of dues, may only re-join as provided in Section 7.F.  
 
C. Additional Participants: The Board may accept additional governmental entities as 

Participants into the Consortium under terms and financial arrangements that the Board 
determines just and appropriate. The Board may establish standards for membership in the 
Bylaws or may allow Participants to join on a case-by-case basis. Provided, however, that in 
all cases, no new Participant may join the Consortium without the affirmative vote of a 
majority of the Board. 

 
D. Withdrawal: Any Participant may withdraw from the Consortium at any time by giving 

written notice to the Chair of the Consortium Board. Consortium dues already paid shall 
not be refunded to the withdrawing Participant. Unless otherwise approved by the Board, a 
withdrawing Participant shall have no ownership or interest in a Consortium asset after the 
date of withdrawal. Any Participant intending to withdraw from the Consortium shall make 
its best efforts to advise the Board Chair of that fact prior to February 1 and the approval of 
the Consortium budget for next fiscal year. Participants acknowledge that failure to notify 
the Consortium in accordance with these procedures may cause financial harm to the 
Consortium.  
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Section 7. Dues 
 
A. Each Participant shall pay annual dues no later than September 1 of each year sufficient to 

fund the approved annual budget of the Consortium, as established by the Board, 
provided, however, that the Board may establish a different payment amount and/or 
schedule for a Participant upon request from that Participant or upon the Board's own 
motion. 

 
B. The dues of each Participant shall be determined annually as follows: 

 
1. Total annual dues for all Participants shall be set to equal the annual budget for the 

Consortium, not counting budget items to be funded by fewer than all the 
Participants as provided in Section 8.C. 
 

2. Any grants or non-dues monies obtained by the Consortium may be applied 
towards the annual budget, thereby reducing the annual dues assessments 
commensurately. 

 
3. The Board shall establish the dues obligation of Associate Members at the time it 

approves an entity's membership and which amount is subject to any changes set 
forth in the Bylaws. 

 
4. The total annual dues of an Associate Member shall be subtracted from the total 

annual dues-based budget, described in subsection 7.B.1. leaving a budget number 
to be funded by Full Member dues. Dues shall be set so that the dues of each Full 
Member reflect its proportional share of that sum based on the following formula: 

 
(a) 50% of the dues shall be allocated proportionally based on the Participant’s 

proportional share of the total number of all Participants' Retail Customer 
Accounts for the prior year; 

 
(b)  50% of the dues shall be allocated proportionally based on the Participant’s 

proportional share of total average daily retail water use (in million gallons 
per day) in the prior year of all Participants. 

 
C. Minimum dues may be set by the Board to cover costs of adding a new Participant as 

outlined in the Bylaws. 
 
D. In-kind contributions may be made in lieu of dues if approved by the Board. In-kind 

contributions must be tracked and quantified. 
 
E. A Participant that fails to pay its assigned dues by September 1, or a time otherwise 

established by the Board pursuant to Section 7.A., may be removed by the Board as a 
Participant after two reminders are sent. 
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F. Upon a majority vote of the Board, a removed Participant (or a Participant that has 

previously withdrawn from membership) may be reinstated in the Consortium upon its 
agreement to pay its full dues for the year during which it wishes to rejoin (calculated as if 
the entity had been a Participant at the time the budget was approved). Upon receipt of 
such dues by a rejoining Participant, the Board shall add the dues payment to the existing 
budget for expenditure or carry over to the following year’s budget.  

 
G. If a new Participant joins the Consortium during an annual dues cycle, its dues and those of 

the existing Participants shall be calculated as follows: 
 

1. If a new Participant is a Full Member, its dues requirement will be calculated 
pursuant to Section 7.B.4. 

 
2.     If a new Participant is an Associate Member, its dues will be determined as provided 

in Section 7.B.3. 
 

3. The initial year dues for a new Participant joining partway through a fiscal year will 
be pro-rated to reflect partial year membership if more than halfway through the 
fiscal year. 

   
4. New Participants joining at any time after September 1 shall pay their initial year’s 

dues within 90 days of signing this Agreement.             
 
 
Section 8. Work Plan and Budgeting 
 
A. Each year, at the first Board meeting of the calendar year, the Board shall adopt an annual 

work plan of Consortium activities for the upcoming fiscal year beginning on July 1. 
 
B. At the same time, the Board shall adopt a budget sufficient to conduct the Consortium's 

annual work plan. The budget shall also include a calculation of the dues owed by each 
Participant to fund the budget as provided in Section 7 and a table apportioning the dues 
to each Participant. 

 
C. The budget may include special projects that will be funded by fewer than all of the 

Participants on a voluntary basis as outlined in Section 5.E. 
 
D.  The Board may amend the budget and the work plan at any time as it deems appropriate 

except that dues may only be increased annually as provided for in Section 7. Additional 
expenditures may be permitted so long as there are identified sources of revenue, other 
than increased dues, for such expenditures. 

 
E. Participants shall provide to Consortium staff the data necessary to calculate the annual 

dues for budgeting and planning in a timely manner. 
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Section 9. Consortium Board 
 
A. The Board shall be made up of one member from the governing body of each Full Member. 

Each Participant shall also name an alternate Board representative from its governing body 
to serve in case the primary representative cannot. Provided, however, that if the Board 
Chair does not attend a meeting, the Vice Chair shall assume the Chair's duties rather than 
the Chair's alternate. 
 

B. Annually, the Board shall elect a Board Chair and a Vice Chair and appoint the Executive 
Committee members in accordance with the provisions in the Consortium Bylaws. 
 

C. The Board is authorized to: (1) approve the Consortium’s annual work plan and budget; (2) 
approve the Consortium’s strategic plan; (3) set Consortium policy; (4) approve new 
Participants; (5) initiate updates to the Plan as needed; (6) approve minor amendments to 
the Plan; (7) recommend to Participants’ governing bodies major amendments to the Plan; 
(8) recommend to Participants’ governing bodies amendments to this Agreement; (9) 
adopt and update the Bylaws; (10) exercise any other powers and authority granted to the 
Consortium by this Agreement necessary to accomplish the Consortium’s purposes. 
 

D. The Board shall have the authority to designate which amendments to the Plan are major 
and which are minor for purposes of determining the process for amendment 
consideration. Generally, major amendment to the Plan should include revisions to the 
Plan’s policy objectives, resource strategies, or implementation actions which significantly 
alter Plan direction or would significantly change the implementation strategies. Minor 
amendments are all other changes to the Plan. 
 

E. The Board may assign such duties or delegate such Board authority as the Board deems 
advisable to any Participant, Board committee, the Executive Committee, or to the 
Technical Committee, except that the Board may not delegate the authority (1) to execute 
intergovernmental agreements, (2) to designate Plan amendments as minor or major, (3) 
to recommend major Plan Amendments or amendments to this Agreement, (4) to approve 
the annual work plan and the budget, (5) to approve minor Plan amendments, (6) to 
approve the admission of Participants to the Consortium, or (7) to dissolve the Consortium. 
 

F. To be effective, Board actions must be approved by a vote of a majority of the Board at a 
meeting at which a simple majority of the Board is present. 

 
 
Section 10. Executive Committee  
 
A. The Consortium shall have an Executive Committee, which shall be appointed by the Board 

and consist of seven Board members, one of which shall be the Board Chair. The Board 
shall endeavor to appoint Executive Committee members in a manner that achieves 
geographic representation and representation from municipalities, special districts, and 
other types of entities that form the Consortium. 



 9 

B. The Board Chair shall be the Chair of the Executive Committee. 
 

C. The Executive Committee shall serve to assist the Board in more timely and meaningful 
policy action as outlined in the Bylaws.  
 

D. The Executive Committee shall at no time act on behalf of the Board unless specifically 
authorized by the Board to do so as provided in Section 9.E. 
 

E. Except for the Board Chair, the term for each Executive Committee member shall be two 
years, and individuals may serve consecutive terms if re-appointed.    
 

F. To be effective, Executive Committee actions must be approved by a vote of a majority of 
the Executive Committee at a meeting at which a simple majority of the Executive 
Committee is present. 

 
 
Section 11. Technical Committee 
 
A.  The Consortium shall have a Technical Committee, which shall be made up of one staff 

representative appointed by each Full Member. Each Full Member shall also appoint an 
alternate Technical Committee representative to serve when the primary representative 
cannot. Provided, however, that if the Technical Committee Chair does not attend a 
meeting, the Vice Chair shall assume the Chair's duties rather than the Chair's alternate. 

 
B. On an annual basis, the Technical Committee shall elect a Chair and Vice Chair. 
 
C. The Technical Committee shall advise and provide assistance to the Board on any matters 

falling within the Consortium's purview under this Agreement, and may act upon Board 
delegation of authority as provided in Section 9.E. 

 
D. The Technical Committee under the provisions of any agreement or contract to provide 

staff shall advise Consortium staff and assume the responsibility to draft proposed work 
plans, budgets, annual and other reports, plan amendments, and implementation 
proposals for submission to the Board or Executive Committee as appropriate. 

 
E. To be effective, Technical Committee actions must be approved by a vote of a majority of 

the Technical Committee at a meeting at which a simple majority of the Technical 
Committee is present. 

 
 
Section 12. Dispute Resolution 
 
It is the intention of the Participants to limit the issues available for dispute resolution.  The issues 
raised must be related to interpretation of the express terms of this Agreement.  No issues related 
to water supply development or program development by individual Participants may be raised. 



 10 

Any such dispute shall, if possible, be resolved through the use of a mandatory, but non-binding 
dispute resolution mechanism established by the Board through the Bylaws. 
 
 
Section 13.  Duration and Dissolution 
 
This Agreement shall remain in effect, subject to the following: (1) any Participant may withdraw 
at any time as provided in Section 6.D. of this Agreement; (2) should all but one Participant 
withdraw, the Agreement shall end and the Consortium shall be dissolved; (3) the Agreement may 
be ended and the Consortium dissolved by a vote of the Board; (4) remaining funds shall be 
distributed in accordance with the Bylaws. 
 
 
Section 14. Legal Liability 
 
Participants agree to share any costs or damages, including reasonable attorney's fees, from third 
party actions against the Consortium. The obligation shall apply to any entity that was a Participant 
in the Consortium at the time the liability arose or the cause of action accrued. Payment 
obligations shall be proportional to the dues of each entity. Participants agree to assist and 
cooperate in the defense of such an action. Settlement of any action that would impose an 
obligation to pay upon the Participants under this provision must be approved by a majority of the 
Board. The obligations of a Participant under this Section 13 shall survive that Participant’s 
withdrawal from the Consortium, termination of this Agreement, or dissolution of the Consortium.  
 
 
Section 15. Oregon Law and Forum 
 
A. This Agreement shall be construed according to the law of the State of Oregon. 

B. Any litigation between the Participants under this Agreement or arising out of work 
performed under this Agreement shall occur, if in the state courts, in the Multnomah 
County Court having jurisdiction thereof, and if in the federal courts, in the United States 
District Court for the District of Oregon. 

 
Section 16. Public Notification 
 
The Board, the Executive Committee, and the Technical Committee shall be deemed public bodies 
for purposes of Oregon’s public meeting laws as provided by ORS Chapter 192. Other committees 
or sub-committees are subject to ORS Chapter 192 only as applicable. 
 
 
Section 17. Agreement Amendment 
 
Amendments to this Agreement shall be recommended by the Board and shall be effective when 
authorized by the governing body of every Participant. 
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Section 18. Indemnification   
 
Subject to the conditions and limitations of the Oregon Constitution, Article XI, Section 7, and 
Oregon Tort Claims Act, ORS 30.260 through 30.300, each Participant shall indemnify, defend, 
and hold harmless the Consortium and other Participants from and against all liability, loss, and 
costs arising out of or resulting from the negligent or intentionally wrongful acts of the 
indemnifying Participant, their governing bodies, officers, employees, and agents in the 
performance of this Agreement. 
 
Section 19. Severability 
 
If any term or provision of this Agreement is declared by a court of competent jurisdiction to be 
illegal or in conflict with any law, the validity of the remaining terms and provisions shall not be 
affected, and the rights and obligations of the parties shall be construed and enforced as if the 
Agreement did not contain the particular term or provision held to be invalid.  
 
Section 20. No Third-party Beneficiaries 
 
The Participants are the only parties to this Agreement and as such are the only parties entitled to 
enforce its terms.  Nothing contained in this Agreement gives or shall be construed to give or 
provide any benefit, direct, indirect, or otherwise to third parties unless third persons are 
expressly described as intended to be beneficiaries of its terms.  
 
Section 21. Merger Clause   
 
This Agreement constitutes the entire agreement between the Participants.  No waiver, consent, 
modification or change of terms of this Agreement shall bind a Participant unless in writing and 
signed by the affected Participants.  Such waiver, consent modification or change, if made, shall 
be effective only in the specific instance and for the specific purpose given.  There are no 
understandings, agreements, or representations, oral or written, not specified herein regarding 
this Agreement. 
 
Section 22. Counterparts 
 
This Agreement may be signed in counterparts, each of which shall be deemed an original, and 
which, when taken together, shall constitute one and the same Agreement. 

The Participants agree that any Participant may execute this Agreement, including any Agreement 
amendments, by electronic means, including the use of electronic signatures. 
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AMENDED AND RESTATED REGIONAL WATER PROVIDERS CONSORTIUM 
INTERGOVERNMENTAL AGREEMENT 

 
 
 
 
 
IN WITNESS WHEREOF, the signatory hereby causes this agreement to be executed. 
 
(Signatory page can be changed to fit specific adoption process) 
 

 
 
 
SIGNATORY PARTY 
 
____________________________________ 
Jurisdiction or Entity Name 
 
By:      
 
Title: _______________________________ 
 
Print Name: __________________________ 
  
Contact Person: ______________________ 
 
Dated:     _____ 
 
Address: ____________________________ 
 
              _____________________________ 
 
              _____________________________ 
 

 
 
 
 
 
 

 

Send signed agreement to Patty Burk patty.burk@portlandoregon.gov or mail to: 

Portland Water Bureau 
Attn: Patty Burk 
1120 SW 5th Ave. Suite 405 
Portland, OR 97204 
 

 

mailto:patty.burk@portlandoregon.gov
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 City of Cornelius Agenda Report   
 

 

To:  Peter Brandom, City Manager 

From:   Barbara Fryer, Community Development Director 

Date:  June 17, 2024 

Subject: Public Hearing for CPA-01-24 Planning Commission Approval of Economic 

Opportunities Analysis (EOA) and Ordinance No. 2024-01 

Requested City Council Action: Conduct a public hearing for a Comprehensive Plan Amendment 

to replace the 2017 Economic Opportunities Analysis (EOA) with the 2024 EOA, while retaining 

the Economic Strategies from the 2017 Plan. Approve ordinance No. 2024-01.  

Previous City Council Action: The City Council adopted the 2017 Economic Opportunities 

Analysis via Ordinance 2017-03.  

Relevant City Strategic Plan Goal(s): Goal 5: Develop the necessary infrastructure to meet the 

growth, service demands, and emergency preparedness needs of the community. 

Background: Since the 2017 EOA adoption, most of the City’s industrial land has been 

developed. The 2024 EOA reports 64 acres of vacant or redevelopable commercially zoned land 

and 97 acres of industrially zoned land. Of the 64 acres of commercial land, approximately 9 

acres have entitlements and are awaiting building permits. Until building permits are issued, the 

land is considered vacant for this analysis. As evidenced by over 20 pre-application conferences 

in the last two years for the commercially zoned land, commercial land is in high demand. For 

industrially zoned land, approximately 2.35 acres of the redevelopable acres were recently 

foreclosed on by Washington County, who intend to retain ownership for future use. 

Approximately 56 acres of industrially planned land lies north of the current City limits and is 

within the City’s urban growth boundary. Of the 56 acres, approximately 50 are developable. 

Several parties have attempted to purchase and consolidate this property to annex it into the City 

for industrial development, but the property owners are not yet willing to sell. When taking the 

entitlements and the County ownership into account, the City’s vacant and redevelopable land 

supply is not in fact the 64 acres of industrial reported in figure 6.08 of the EOA, but is closer to 

57 acres, and the commercial land is closer to 35 acres. In short, a total of 85 acres of 

development land is available to support the 293-acre land need identified by the EOA. 

Cost: $65,000 of ARPA funds were allocated for development of the EOA.  

Advisory Committee Recommendation: At their regular meeting on April 23, 2024, the 

Planning Commission recommended approval of the Comprehensive Plan Amendment to replace 

the 2017 Economic Opportunities Analysis with the 2024 Economic Opportunities Analysis, 

while retaining the Economic Strategies. 
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Staff Recommendation: Approve Ordinance No. 2024-01 to amend the Comprehensive Plan 

based on the facts, findings, and testimony as summarized in the attached materials and the 

public hearing.  

Proposed Motion: I make a motion to read by title only Ordinance No. 2024-01, AN 

ORDINANCE AMENDING THE CORNELIUS COMPREHENSIVE PLAN. 

 

Exhibits:  A: Planning Commission Staff Report and Exhibits 

A: DLCD PAPA Notice 

B: Affidavit of Mailing Notice 

C: Newspaper Notice 

D: DLCD Guidance 

E: Draft EOA 

F: Metro Comment 

G: DLCD Comment 

Ordinance No. 2024-01 

 

 

  

 



  
 
 
 
 
 

 

Phone 503.357.3011                              CITY OF CORNELIUS, OREGON                                  Fax 503.357.3424 
COMMUNITY DEVELOPMENT DEPARTMENT 

1300 S Kodiak Circle 
1355 N Barlow Street (mailing) 

Cornelius, OR  97113 
  

 
 

CITY OF CORNELIUS 
COMMUNITY DEVELOPMENT DEPARTMENT 

STAFF REPORT 
  

Cornelius Economic Opportunities Analysis 
Type IV Legislative Amendment to the Comprehensive Plan 

Land Use File Number CPA-01-24  
 

Planning Commission Hearing Date: March 26, 2024 
Staff Report Date: March 1, 2024 

 
Request:  A Type IV Legislative Amendment to the Cornellius Comprehensive Plan to amend 
Appendix O, Economic Opportunities Analysis and Strategic Action Plan adopted in 2017 via CPA-
01-17, with a new Economic Opportunities Analysis while retaining the Strategic Action Plan.  
Compliant with Statewide Planning Goal 9, the Economic Opportunities Analysis is a 20-year 
forecast of population and job growth.   

 
Public Hearing Notice: Type IV – Legislative Comprehensive Plan Amendment 
Project Name: Economic Opportunities Analysis 
Applicant: City of Cornelius Community Development Department 
Site Address:  No specific property   
Legal Description:  No specific property 
Zones:     Highway Commercial, C-2; Core Commercial, CC; General Industrial, M-1; Light 

Industrial, LI; Gateway Mixed-Use, GMU; and Central Mixed-Use, CMU. 
Applicable Criteria: Statewide Planning Goals (OAR 660-015-0000); Metro Urban Growth 
Management Functional Plan (Metro Code Section 3.09); Cornelius Comprehensive Plan 
Amendment Criteria found in Chapter 1; Cornelius Municipal Code Chapter 18.130 
Comprehensive Plan, §18.130.020(E) Amendment Procedures. 

 
Process:   Approval of a Type IV Legislative Amendment shall be processed consistent with 
Cornelius Municipal Code (CMC) Section 18.130.020(E). The application shall be processed with 



notice and a public hearing before the Planning Commission pursuant to CMC Chapter 18.15.030.   
The notice of the Planning Commission’s decision shall be provided to the applicant, interested 
parties, and anyone that testifies in the matter. 
 
APPEAL RIGHTS 
The Planning Commission makes a recommendation to the City Council concerning the request.  
Any appeal of a decision by City Council shall be made to the State Land Use Board of Appeals 
(LUBA) per ORS 197.830.  In order for an issue to be appealed to LUBA, it must be raised before the 
close of the record of the Public Hearing.  Such issues must be raised with sufficient specificity to 
afford the hearing body and parties an adequate opportunity to respond to each issue.   
 
GENERAL FACTS 

• The purpose of the Economic Opportunities Analysis (EOA) is to assist the community in 
understanding our likely future employment and business growth, and the land and 
infrastructure needed for said growth.   

• The EOA assists staff and the community to manage commercial and industrial land 
development within the Urban Growth Boundary (UGB).   

• Adoption of an EOA serves to meet Statewide Planning Goal 9 (Economic Development). 
• While this EOA updates the city’s existing employment and land forecasting, the Strategic 

and Action Plan adopted in CPA-01-17 remains in effect and is still applicable to 
development in the City. 
  

It should be noted that 89% of the City’s land is zoned as residential and over 94% of the city’s land 
supply has existing development.  The remaining 6% of land is either classified as redevelopable 
which may have constraints such as brownfields or natural resource overlays or the land owner is 
not ready to redevelop.  Of the 6% land remaining, approximately 9 percent is entitled with projects 
that have stalled due to inflation and are ramping up for construction in the summer of 2024.   
 
Currently, residents travel over 29 minutes to work outside the city due to an overabundance of 
residential land with little opportunity for employment.  While home occupations are allowed in the 
residential areas and recent legislative changes designate child care as a residential permitted use, 
additional opportunities are needed for the residential base here in Cornelius.   
 
This EOA suggests opportunities to balance these inequities and the resulting tax implications of a 
majority residential community.  Cornelius receives over 70% of its assessed value and taxes from 
residential properties. 
 
 Using the 2023 assessed values in Washington County, the City has identified that the assessed 
value per capita in Cornelius is the lowest of all the cities in the County and the County itself.  The 
revenue per capita is fourth from the bottom as the City has a healthy tax rate (see charts on next 
page).   



 

 

  



APPLICATION REVIEW  
 
Section 1: Statewide Planning Goals (OAR 660-015-0000)  
Goal 1: Citizen Involvement 
Throughout the process of this update, the consultant and the city convened the Economic 
Development Commission and the Planning Commission to review the documents produced.  In 
addition to these meetings, which were available for public attendance, the City held a joint work 
session with the Economic Development Commission and the Planning Commission to determine 
any missing information that needed to be addressed prior to submitting a formal amendment.   
 
Notice for this amendment was submitted to the Department of Land Conservation and 
Development through the Post Acknowledgement Plan Amendment web portal (Exhibit A) on 
February 20, 2024, more than 35 days prior to the first evidentiary hearing of March 26, 2024.    
Notice was mailed to the necessary parties list (Exhibit B) on February 21, 2024, more than 20 days 
and less than 45 days prior to the first evidentiary hearing on the proposal.  Notice was published in 
the Forest Grove News Times (Exhibit C) on February 28, 2024, more than 20 days and less than 45 
days prior to the first evidentiary hearing on the proposal. 
 
Goal 2: Land Use Planning  
This amendment replaces the existing Economic Opportunities Analysis while retaining the 
Strategic and Action Plan adopted in CPA-01-17.  Through following the adopted land use planning 
processes in the Comprehensive Plan and Cornelus Municipal Code, and by sending notice to 
necessary parties, the requirements of Goal 2 have been met. 
 
Goal 3 – Agricultural Land 
This proposal does not affect land designated for agricultural uses.  Goal 3 does not apply. 
 
Goal 4 – Forest Land 
The amendment does not impact land designated for forestry uses.  Goal 4 does not apply.   
 
Goal 5 – Natural Resources, Scenic and Historic Areas, and Open Space. 
The amendment does not impact natural resources, scenic and historic areas or open spaces.  
Goal 5 does not apply. 
 
Goal 6 – Air, Water and Land Resources Quality 
The amendment does not directly or indirectly impact air, water, and land resources quality.  Goal 6 
does not apply. 
 
Goal 7 – Areas subject to Natural Disasters and Hazards 
Areas designated as Commercial or Industrial on the City’s Comprehensive Plan are subject to 



Federal, State, Regional and Local regulations regarding flooding.  No changes to the regulations or 
to land area in or around the flood zones are proposed.  Existing regulations apply to new 
development, such as geotechnical analysis and flood elevation certification.  These protective 
measures and requirements apply to all land adjacent to floodplains, including those identified as 
Commercial or Industrial on the City’s Comprehensive Plan maps.  Thus, the requirements of Goal 
7 are met when development occurs.   
 
Goal 8 – Recreational 
The amendment does not impact any recreational opportunity. All development is subject to Park 
Systems Development Charges, so any development in Commercial or Industrial designations on 
the Comprehensive Plan map will contribute to recreational opportunities in the city.  Nothing in 
this amendment affects the existing Comprehensive Plan map designations or the implementation 
of the systems development charges, therefore; this goal does not apply to this amendment. 
 
Goal 9 – Economic Development 
The plan and map are acknowledged by the Oregon Land Conservation and Development 
Commission and Metro.  Compliance with the Oregon Administrative Rules (OAR) regarding 
economic development (OAR 660-009) requires provision and maintenance of an adequate land 
supply for economic development and employment growth.  Metro Title 4 (Industrial and Other 
Employment Areas) also requires an adequate land supply for economic development and 
employment growth.   
 
The proposed Economic Opportunity Analysis (EOA) is divided into seven parts: 

• Key Objectives for the City are found on page 2 of the EOA 
•  Economic Trends- identifies national, state and local economic trends affecting 

Washington County and Cornelius.  This includes population projections, employment 
growth, and a demographic profile. 

• Economic Development Potential – discusses the comparative advantages of the local 
community and work force. 

• Target Industries – identifies and analyzes key industry typologies that the city should 
consider targeting as economic opportunities. 

• Employment Land Needs – Examines the projected demand for industrial and 
commercial land based on anticipated employment growth rates by sector. 

• Capacity – Summarizes the City’s inventory of vacant and redevelopable industrial and 
commercial land within the City’s UGB 

• Reconciliation – Compares short and long term demand for employment land to the 
existing land inventory to determine the adequacy and appropriateness of capacity over 
the five- and twenty- year horizons. 

The EOA ends with Conclusions and Recommendations, which summarize the findings and policy 
implications. 



 
This proposed EOA supports and meets the requirements of Goal 9. 
 
Goal 10 – Housing 
This project does not affect housing.  It should be noted that 89% of the City’s land is zoned as 
residential and over 94% of the city’s land supply has existing development.  The remaining 6% of 
land is either classified as redevelopable which may have constraints such as brownfields or 
natural resource overlays or the land owner is not ready to redevelop.  Of the 6% land remaining, 
approximately 9 percent is entitled with projects that have stalled due to inflation and are ramping 
up for construction in the summer of 2024.   
 
Currently, residents travel over 29 minutes to work outside the city due to an overabundance of 
residential land with little opportunity for employment.  While home occupations are allowed in the 
residential areas and recent legislative changes designate child care as a residential permitted use, 
additional opportunities are needed for the residential base here in Cornelius.   
 
The EOA does not impact the existing residential neighborhoods or any residentially zoned lands.  
Thus, this Goal does not apply. 
 
Goal 11 – Public Facilities and Services 
Within the current city limits, water, sanitary and storm sewer are available for development.  While 
the City has approximately 56 acres of industrially designated land in our UGB that is not within the 
City, public facilities are currently stubbed in 4th and 10th Avenues of sufficient size to 
accommodate any development in the area.  Transportation facilities are sized for the planned 
development.  No new infrastructure is necessary for development within the city limits or the north 
west industrial area within the UGB.  The requirements of Goal 11 are met.   
 
Goal 12 – Transportation 
The EOA does not modify the planned development of any land in the city or its’ UGB.  These areas 
have a planned transportation system that meets the needs of the community.  Thus, the 
requirements of Goal 12 have been met. 
 
Goal 13 - Energy Conservation  
Energy conservation measures are found within the solar regulations of the Corenlius Municipal 
Code and the Building Code.  Any future development must be compliant with both.  While 
business can conserve energy, there is a limit to the capacity of the existing electrical system 
before it must be upgraded.   The City needs an additional PGE substation and related 
transformers.  This is on PGE’s radar, but we have no knowledge of actual planning or acquisition of 
any land needed for the substation.   
 
Goal 14 – Urbanization 



This EOA does not affect any land outside the UGB.  The EOA does identify that the city is in need of 
an additional 354 gross acres, or 293 net acres, that is of sufficient size to accommodate mid-sized 
industry.  While the goal of the region may be to attain a certain number of jobs in the region and to 
supply that throughout the region, the region’s congestion and related greenhouse gas emissions 
can be related to the lack of balance in offering living wage jobs in close proximity to housing.  The 
city’s goal is to add jobs for its residents, a bigger need is to increase the tax base to avoid over 70% 
of the tax revenue coming from only residences.  The City Council, City Manager, and staff are 
resolved to using its resources to attract taxable development and expand its UGB to provide 
additional industrial jobs for its residents. 
 
Goals 15 through 19 pertain to the Willamette River, Coast and Estuaries.  Cornelus is not 
adjacent to any of these resources.  Therefore, Goals 15 through 19 are inapplicable to this 
amendment. 
 
Conclusion for Section 1: Statewide Planning Goals 
Based on the analysis, staff finds that the Statewide Planning Goals have been met. 
 
  



Section 2: Metro Urban Growth Management Functional Plan:  
Title 1: Housing Capacity 
This Comprehensive Plan Amendment does not propose a map amendment or any policy changes 
that affect housing capacity; therefore, the requirements for Title 1 are not applicable to this 
amendment. 
 
Title 2: Regional Park Policy - repealed 
 
Title 3: Regional Water Quality and Flood Management 
This Comprehensive Plan Amendment does not propose a map amendment or policy changes that 
affect implementation of water quality or flood management.  Existing regulations will apply to all 
new development in industrially and commercially designated lands and this amendment does not 
propose any changes to the regulations and does not propose any map amendments.  
Consequently, through implementation of the existing regulatory framework for new development, 
this title is met. 
 
Title 4: Industrial and Other Employment Areas 
No lands within the City are designated as Regionally Significant Industrial Area.  Metro-designated 
employment lands in the City include: 
 Industrial Areas: 

• North West UGB area, approximately 56 acres of vacant land, 
• North Cornelius Industrial Park, approximately 15 acres of vacant land, over 12 of 

those areas are owned by Metro and are currently out of industrial development.  
• Gas Distribution Facility on Baseline Road, approximately 1.20 acres 
• North 19th Avenue Cemetery, approximately .96 acres. 
• Land around Flax Plant Road, approximately 10.94 acres of potentially redevelopable 

non-contiguous land with significant flood constraints  
 Employment Areas:  

• City owned and developed Land at Kodiak Circle, approximately 3.88 acres 
This Comprehensive Plan Amendment does not propose a map amendment or any policy changes 
that affect Metro Designated Employment Lands and no additional lands are proposed for addition 
nor are any proposed for removal; therefore, the requirements of Title 4 are not applicable to this 
amendment. 
 
Title 5: Neighbor Cities was repealed 
 
Title 6: Centers, Corridors, Station Communities, and Main Streets 
This Comprehensive Plan Amendment does not propose a map amendment or any policy changes 
that affect these areas; therefore, the requirements for Title 6 are not applicable to this 
amendment. 



 
Title 7: Housing Choice 
This Comprehensive Plan Amendment does not propose a map amendment or any policy changes 
that affect housing choices; therefore, the requirements for Title 7 are not applicable to this 
amendment. 
 
Title 8: Compliance Procedures 
Metro Code §3.07.080 requires amendments to a city or county comprehensive plan to comply with 
the Functional Plan.  An amendment complies if the city provides Metro notice of the amendment.  
As noted earlier in this report, notice was sent to the Department of Land Conservation and 
Development through the PAPA notice requirements.  The Department then provides that notice to 
all public agencies in Oregon.  Additionally, Metro is on the City’s Necessary Parties list and was 
sent direct notice of the proposed amendment.  Thus, the requirements of Title 8 have been met. 
 
Title 9: Performance Measures have been repealed 
 
Title 10: Functional Plan Definitions do not apply. 
 
Title 11: Planning For New Urban Areas 
This Comprehensive Plan Amendment does not propose a map amendment or any policy changes 
that affect housing choices; therefore, the requirements for Title 11 are not applicable to this 
amendment. 
 
Title 12: Protection of Residential Neighborhoods 
This Comprehensive Plan Amendment does not propose a map amendment or any policy changes 
that affect residential uses or neighborhoods; therefore, the requirements for Title 12 are not 
applicable to this amendment. 
 
Title 13: Nature in Neighborhoods 
This Comprehensive Plan Amendment does not propose a map amendment or any policy changes 
that affect natural resources or the ability to implement any conservation measures adjacent to 
stream corridors; therefore, the requirements for Title 13 are not applicable to this amendment. 
 
Title 14: Urban Growth Boundary 
This Comprehensive Plan Amendment does not propose a map amendment or any policy changes 
that affect the Urban Growth Boundary; therefore, the requirements for Title 14 are not applicable 
to this amendment. 
 
Conclusion for Section 2: Metro Urban Growth Management Functional Plan 
Based on the analysis, staff finds that the proposal complies with the applicable sections of the 
Metro Urban Growth Management Plan. 



 
Section 3: Cornelius Comprehensive Plan:  
 
Criteria: The proposed change or amendment must meet a public need.  Such need must be 
documented by appropriate facts and evidence and should extend from the state-wide 
planning goals, Metro 2040 or the City’s own Comprehensive Plan. 
 
The proposed adoption of a new EOA addresses several significant needs: 

• The EOA attempts to reconcile the inequity in taxation resulting from 89% of the City 
classified as Residential land and is taxed as such.  This results in an inequitable tax 
burden on the residents in the city who pay 77% of the taxes received by the city as 
opposed to employment land.   

• The EOA attempts to identify the need for additional land in the City as 94% of the land in 
the city is developed. 

• The EOA attempts to identify the need for additional INDUSTRIALLY zoned land for living 
wage jobs for residents of the City. 

• The EOA attempts to identify the target industries that could result in living wage jobs for 
residents in the city. 

• Finally, the EOA attempts to identify the resulting land need in acres for Industrial land to 
reconcile the inequities noted above.  

 
Criteria: The amendment is necessary to implement the adopted vision for the community, or 
to respond to unanticipated local circumstances. 
 
The proposed adoption of the new EOA responds to the unanticipated local circumstances 
resulting from legislative actions about urban growth boundary decisions in the area around 
Cornelus.   In the legislative action termed “the Grand Bargain” in 2014 and, secondarily, the 
legislative action responding to the Federal CHIPS Act in 2023, the City of Cornelus asked for 
approximately 300 acres of land for industrial purposes.  In both instances, the land around the 
City was either designated Rural Reserve or was specifically excluded while other higher quality 
farmlands were included in the Urban Land Designation or were added to the UGB for 
development.  This inequitable distribution of Urban Land and economic opportunity in the 
Portland Metropolitan region results in “bedroom” communities serving neighboring economically 
advantaged communities.         
 
Criteria: The proposed change or amendment must be in conformance with the unamended 
goals and policies of the Comprehensive Plan, as well as being consistent with state and 
regional policies. 
 



The proposed EOA is consistent with state and regional policies as evidenced by the analysis in 
Sections 1 and 2 of this staff report.   
  
The following is the analysis of conformity with the goals and policies of the Comprehensive Plan. 

Chapter I Citizen and Agency Involvement 
• This chapter identifies and documents the processes and procedures for involvement of 

community members and agency personnel.  Notice of this amendment was sent to the 
agency list documented in Exhibit B to this staff report.  Additionally, Staff met with the 
Economic Development Commission three times in the preparation of the EOA and once 
in a joint Economic Development and Planning Commission meeting. These 
opportunities allowed the two commissions and members of the community to provide 
input along the way in preparing the document.   

• The procedures for amending the Comprehensive Plan note amendments may be 
initiated by the City Council, Planning Commission, City staff, or a property owner or 
group of owners.  City staff initiated this amendment.  Thus, the proper procedure has 
been followed for initiating the amendment. 

• The amendment shall include specific recommendations or requests from the applicant, 
supported by factual documentation as to why the amendment is necessary and 
appropriate. Factual documentation is included in this staff report. 

• A staff report shall be prepared and presented to the Planning Commission.  This report 
is a staff report and will be provided to the Planning Commission on March 1, 2024.  
Additionally, a presentation will be given to the Planning Commission on March 26, 2024. 

• A public hearing shall be held before any amendment is approved.  The Planning 
Commission will hold a public hearing on March 26, 20245.   

• The Commission shall make a formal recommendation to the City Council.  At the 
conclusion of the hearing on March 26, 2024, the Planning Commission will make a 
recommendation to the City Council.  

• The City Council shall then hold a public hearing before making a final decision to amend 
the Plan.  This item is tentatively scheduled for a City Council hearing at their meeting on 
May 6, 2024. An ordinance will be drafted and offered to the City Council for their 
consideration following the public hearing.   

 
Chapter 2 Urbanization 
• This chapter identifies and documents information regarding the efficient use of land, 

such as minimum density for residential development, in-fill criteria to allow for 
reasonable adjustments to accommodate development of remnant parcels, provision 
for accessory dwelling units in residential areas, development of lands within the UGB 
prior to development outside the UGB, and processes to request Metro to adjust the 
UGB Boundary.  The adjustments noted for efficient use of land have been made in the 
Cornelius Municipal Code, accessory dwelling units are permitted in conjunction with 



any single dwelling, the city has an adjustment process that is administrative, The 
process to request Metro adjust the UGB are irrelevant as the Grand Bargain cited 
earlier in this report locked the boundary for Cornelius.  The annexation requirements 
are not applicable to this amendment as it does not involve annexation of any land.  
Thus, the requirements in this Chapter are not applicable to this proposal. 

 
Chapter 3 Land Use 
• The chapter documents the existing land uses within the city limits.  The current 

Comprehensive Plan map documents the city limits and the land use designations 
applied therein.  It also documents the City’s Urban Growth Boundary and the land use 
designations documented for the lands therein.   The information in Chapter 3 is 
outdated and the city is beginning a Comprehensive Plan rewrite to address the issue 
holistically. 

 
Chapter 4 Housing 
• The chapter documents the existing conditions and factors effecting the housing market 

in Cornelius.  A new Housing Needs Analysis was adopted in 2020.  The Housing Needs 
Analysis provide current data.  The existing plan is outdated.  The information in Chapter 
4 is outdated and the city is beginning a Comprehensive Plan rewrite to address the 
issue holistically. 

 
Chapter 5 Economic Development 
• The chapter documents the existing conditions, issues and policies for future 

commercial and industrial development.    The proposed amendment will supplement 
the information found in this chapter and replace the outdated information. The 
amendment to the text of this chapter will occur with the Comprehensive Plan rewrite to 
address the Plan holistically. 

 
Chapter 6 Natural and Cultural Resources 
• The chapter discusses air, water, and land resources, open spaces and natural 

resources, archaeological resources, and areas subject to natural disasters.  The EOA 
does not change the way the city implements any of the regulations related to air, water 
and land resources, open spaces and natural resources, archaeological resources, or 
areas subject to natural disasters.  This chapter is not applicable to the amendment. 

 

Chapter 7 Public Facilities and Services 
• The chapter discusses recreation, schools, sewerage, water, solid waste facilities, 

transportation, utilities and other public facilities.  The proposed amendment does not 
affect any of the city’s facilities and services.   However, the city’s inability to change its 
tax base affects the ability to provide base services.   



Chapter 8 Transportation System Plan 
• The chapter addresses transportation for all modes in the City.  The proposed 

amendment does not affect the city’s ability to implement the Transportation System 
Plan or any of the Capital Improvements anticipated to meet the needs of all modes of 
transport in the city.  However, the city’s tax base affects the city’s ability to build 
capital improvements. 

Conclusion for Section 3: Cornelius Comprehensive Plan 
Based on the analysis, staff finds that the proposal complies with the applicable sections of the 
Cornelius Comprehensive Plan.  It should be noted that an adequate tax base provides the means 
to implement many of the policies within this Plan and the provision of basic services to the 
residents and businesses within the city.   
  



Section 4: Cornelius Municipal Code Title 18 
 
The Cornelius Municipal Code Title 18, Section 130.010(D) provides approval criteria for a 
comprehensive plan amendment.  They are as follows: 
 

(1) The proposed plan and amendments shall conform to the requirements of the Oregon 
Statewide Planning Goals and applicable administrative rules of the State Land 
Conservation and Development Commission. 

The proposed amendment complies with the Statewide Planning Goals as shown in Section 1.  
The EOA was prepared following the methodology for preparing an Economic Opportunities 
Analysis found within OAR 660 division 9 (see Exhibit D, DLCD Guidance Document).  Also, the 
City followed the methodology for conducting a Buildable Lands Analysis for use within the EOA 
found within OAR 660 Division 7.  Thus, this criterion is met. 
 
(2) The proposed amendments shall comply with all other applicable laws, rules and 

regulations of the state, city and other governmental agencies having jurisdiction over 
land use regulation in the city.  

The proposed amendment complies with the Metro Urban Growth Management Functional Plan 
as evidenced by the findings in Section 2 of this report. 
   
(3) The proposed amendment shall address the criteria identified in Chapter 1 of the city 

comprehensive plan. 
The proposed amendment complies with the Cornelius Comprehensive Plan as evidenced by 
the findings in Section 3 of this report. 

 
Conclusion for Section 4: Cornelius Municipal Code Title 18 
Based on the analysis, staff finds that the proposal complies with CMC 18.130.010(D). 
 
Report Conclusion and Recommendation 
Staff finds that the proposed EOA  

• followed the methodology prescribed in the guidance documents (Exhibit D),  
• followed the prescribed noticing requirements prescribed by the Department of Land 

Conservation and Development (Exhibit A), in the Cornelius Comprehensive Plan (Exhibit 
B) and Cornelius Municipal Code (Exhibit B and C), 

• complies with the Statewide Planning Goals and Metro Urban Growth Management 
Functional Plan, and 

• meets the criteria found within the Cornelius Comprehensive Plan and Cornelius 
Municipal Code.  

Therefore, staff recommends that the Planning Commission recommend approval to the Cornelius 
City Council. 



Date of recommendation: March 1, 2024 
 
 

 
 
______________________________________________ 
 Barbara Fryer, AICP, Community Development Director 
 
 
Exhibits:  
 A: DLCD PAPA Notice 
 B: Affidavit of Maile Notice  
 C: Newspaper Notice 
 D: DLCD Guidance for preparing an EOA  
 E: Proposed Economic Opportunities Analysis 
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2/21/24, 8:36 AM Confirmation of PAPA Online submittal to DLCD - Barbara Fryer - Outlook

about:blank 1/1

Confirmation of PAPA Online submittal to DLCD

Tue 2/20/2024 7:37 PM

You don't often get email from plan.amendments@dlcd.oregon.gov. Learn why this is important

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 #: CPA-01-24
DLCD File #: 001-24
Proposal Received: 2/20/2024
First Evidentiary Hearing: 3/26/2024
Final Hearing Date: 5/6/2024
Submitted by: barbarafryer

If you have any questions about this notice, please reply or send an email to plan.amendments@dlcd.oregon.gov.

DA DLCD Plan Amendments
<plan.amendments@dlcd.oregon.gov>  Reply Reply all Forward  
To:   Barbara Fryer

Reply Forward 

Delete Report Respond Zoom Move Tags


Block


Delete


Archive
 

Report
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Reply
all

 
Forward


Meeting


Zoom


Rules



Read /
Unread


Categorize




Flag


Policy



https://aka.ms/LearnAboutSenderIdentification
https://db.lcd.state.or.us/PAPA_Online/Amendments/ExternalForm/Get/29464
mailto:plan.amendments@dlcd.oregon.gov
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NOTICE IS HEREBY GIVEN that Public Hearings will be held before the City of Cornelius Planning 
Commission on Tuesday, March 26, 2024 and City Council on May 6, 2024.  Both meetings begin at 
7:00 pm and are held in-person at Cornelius City Hall, 1355 N Barlow Street, in the City Council 
Chambers and remotely via the Zoom platform.  Instructions on how to participate using the Zoom 
platform are listed on the back page of this notice. 
 
Case File No. CPA-01-24 
A Type IV Legislative Amendment to the Cornellius Comprehensive Plan to amend Appendix O, 
Economic Opportunities Analysis and Strategic Action Plan adopted in 2017 via CPA-01-17, with a 
new Economic Opportunities Analysis while retaining the Strategic Action Plan.  Compliant with 
Statewide Planning Goal 9, the Economic Opportunities Analysis is a 20-year forecast of population 
and job growth.   

 
Public Hearing Notice: Type IV – Legislative Comprehensive Plan Amendment 
Project Name: Economic Opportunities Analysis 
Applicant: City of Cornelius Community Development Department 
Site Address:  No specific property   
Legal Description:  No specific property 
Zones: Highway Commercial, C-2; Core Commercial, CC; General Industrial, M-1; Light 

Industrial, LI; Gateway Mixed-Use, GMU; and Central Mixed-Use, CMU. 
Applicable Criteria: Statewide Planning Goals (OAR 660-015-0000); Metro Urban Growth 
Management Functional Plan (Metro Code Section 3.09); Cornelius Comprehensive Plan 
Amendment Criteria found in Chapter 1; Cornelius Municipal Code Chapter 18.130 
Comprehensive Plan, §18.130.020(E) Amendment Procedures. 

 
Order of Planning Commission and City Council Proceedings: At the public hearing, the Planning 
Commission Chair, or Mayor will open the public hearing, a staff report will be presented, the 
applicant will be given the opportunity to make a presentation, interested persons will be called on 
to speak for or against the proposal, Commissioners or Councilors will ask questions, the applicant 
will be given the opportunity to rebut testimony, staff will be given the opportunity to provide closing 
remarks, and the public hearing will be closed.  At that point, all testimony is complete and the 
Planning Commission will deliberate on the facts and findings in the staff report and testimony.   The 
Planning Commission will make a recommendation to the City Council.  The Planning Commission 
may set a maximum time allowance of 3 or 5 minutes per testifier.  City Council will consider First 
and Second Ordinance Reading.  
 
Written Testimony:  To submit written testimony prior to the hearing please send it testimony via 
email to Community.Development@corneliusor.gov.  Testimony received prior to 8:00 am on the day 
of the hearing will be posted to the agenda packet online.  Testimony received after 8:00 am on the 
day of the hearing will be forwarded to the Planning Commission and will be made part of the record.   
To accept the testimony, it will need your name, address, and the Case File No. CPA-01-24 when 
providing testimony so that the City can send the Notice of Decision to you along with appeal rights. 

mailto:Barbara.Fryer@corneliusor.gov
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In-Person Testimony:  To testify in-person fill out a yellow comment card.  Be sure to note your 
name, address, and the Case File No. CPA-01-24.  The Planning Commission Chair will call on 
participants who have submitted a yellow card in the order received.  
 
Virtual Testimony: To testify virtually, pre-register by providing your name, address, Zoom account 
name, and Case File No. CPA-01-24 by email to Community.Development@corneliusor.gov prior to 
5:00 pm on the day of the hearing.  Your information will not be shared at the hearing.  At the hearing, 
the Planning Commission Chair will call on participants who pre-registered.  If unable to pre-register 
prior to the hearing, email Community.Development@corneliusor.gov  during the hearing to request 
to speak with your name, address, Zoom account name, and the Case File No. CPA-01-24 in your 
email.  Virtual participants will not be able to share their screen during the meeting; presentation 
materials should be submitted to Community.Development@corneliusor.gov as written testimony 
by 5:00 pm on the day of the hearing.   
 
Testimony Guidelines: Testimony should avoid repetition of issues and should be based on the 
application criteria.  Oregon Revised Statutes (ORS) 197.797 provides that under certain 
circumstances, the record may remain open, or a continuance may be granted, upon the request of 
a participant.  Telephone conversations are not accepted as testimony. 
 
Pursuant to ORS 197.797, failure to raise an issue at the final evidentiary hearing, or by the close of 
the record, in-person, virtually, or by letter, or failure to provide statements or evidence sufficient to 
afford the decision maker an opportunity to respond to the issue, precludes appeal to the Land Use 
Board of Appeals based on that issue. 
 
For more information on the application, contact: Barbara Fryer, Community Development 
Department Director, at 503 357 3011 or by email at Barbara.Fryer@corneliusor.gov. 

 
 
 
For publication on 2_28_2024 
 
Barbara Fryer 

Join us  
In-Person at the City Council Chambers at 1355 N Barlow Street; 

Virtually at Zoom.us/Join Meeting ID: 834 7940 8874 and Passcode: 215546. 
 

You can also call in to listen to the meeting by dialing 1-253-215-8782. 

mailto:Barbara.Fryer@corneliusor.gov
mailto:Barbara.Fryer@corneliusor.gov
mailto:Barbara.Fryer@corneliusor.gov
mailto:Barbara.Fryer@corneliusor.gov
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Department of Land Conservation and Development
635 Capitol Street, Suite 150

Salem, OR 97301-2540
(503) 373-0050

FAX (503) 378-5518
Web Address: http://www.oregon.gov/LCD

 Oregon    
Theodore R. Kulongoski, Governor 
 
 

 
 
 
 
March 17, 2008 
 
TO:  Cities, Counties, and Interested Parties 
FROM: DLCD, Economic Development Planning Team 
SUBJECT: Tips for Conducting an Economic Opportunities Analysis 
 
This is an informal resource for cities, counties, and others conducting Goal 9 planning in 
accordance with OAR 660, division 9.  This resource is non-binding and is intended to respond 
to frequently asked questions as well as common issues that arise in the review and 
acknowledgement of local Economic Opportunities Analyses.  The tips in this memorandum are 
based on the Goal 9 administrative rules as amended by the Land Conservation and 
Development Commission on December 1, 2005.1  Though this resource focuses primarily on 
the content and format of an Economic Opportunities Analysis, it also provides other useful 
information. 
 
Economic Opportunities Analysis – Preparation 
If local economic development objectives are known or have been recently established, they can 
help guide the scope and content of the Economic Opportunities Analysis.   
 
TIP ►Before starting the Goal 9 planning process, review existing comprehensive plan 
policies, local or regional economic development strategies, vision statements or other 
recent work that identifies local economic development objectives.  

 
Economic Opportunities Analysis – Scope 
The department has received numerous requests by cities for assistance with creating scopes of 
work for proposals for consulting services.  A generic scope of work is attached to this memo as 
Attachment A.  The generic scope is intended as a resource only, and local governments may 
modify it or develop a different approach depending on local needs and priorities.  
 
TIP ►The breadth and scope of an Economic Opportunities Analysis may vary depending 
on local needs.  An analysis in conjunction with a plan amendment may be limited in scope 
and focus on one industry or sector.  An analysis in conjunction with a plan update or 
periodic review should be comprehensive in nature. 
 
 
 

                                                 
1 The adopted rule amendments went into effect on January 1, 2007.   
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Economic Opportunities Analysis – Content 
The Economic Opportunities Analysis is a technical study that compares projected demand for 
land for industrial and other employment uses to the existing supply of such land.  The Economic 
Opportunities Analysis process helps communities implement their local economic development 
objectives and forms the basis for industrial and other employment development policies in the 
comprehensive plan. 
 
TIP ►The Economic Opportunities Analysis should clearly explain the factors, data, 
assumptions, and conclusions used to estimate industrial and other employment land 
demand for the 20-year planning period.   
 
The substantive content of an Economic Opportunities Analysis is governed by OAR 660-009-
0015.  This rule requires inclusion of the following four interrelated elements: 

1. Review of national, state, regional, county and local trends; 
2. Identification of required site types; 
3. Inventory of industrial and other employment lands; and 
4. Assessment of community economic development potential. 

 
1. Review of National, State, Regional, County and Local Trends 
Reviewing trends is the principal method for estimating needed sits for future industrial and 
other employment uses.  A use or category of use can reasonably be expected to expand or locate 
in the planning area if the area possesses the appropriate locational factors.  In addition to 
population or job forecasts, other factors such as unmet demand, commute patterns, and other 
trend information should be considered.     

  
TIP ►Though population and job forecasts are the typical trends used for estimating 
future land demand, other approaches are acceptable.  The department illustrates using 
job forecasts in its Industrial and Other Employment Lands Analysis Guidebook  
 
2. Identification of Required Site Types 
The Economic Opportunities Analysis must identify the number of sites, by type, reasonably 
expected to be needed for the 20-year planning period.  Types of sites are based on the site 
characteristics typical of expected uses.  Identifying the number of sites needed by type is the 
most important outcome of the Economic Opportunities Analysis.  Historically, Economic 
Opportunities Analyses have estimated land demand in aggregate acres across broad categories.  
This is below the standard of the existing and amended administrative rules and does not provide 
sufficient detail to make effective planning decisions for most cities, such as evaluation of plan 
amendments that convert industrial lands to other uses.  For small cities, a basic approach that 
aggregates acres may be appropriate if sufficient detail regarding site type is provided. 

 
TIP ► Site types can be described in a number of different ways.  It can be by plan 
designation (i.e., heavy or light industrial), it can be by general size categories that are 
defined locally (i.e., small, medium, or large sites), or it can be industry or use-based (i.e., 
manufacturing sites or distribution sites).  Be sure site types represent the broadest range 
of employers expected in the planning area, including so-called “institutional” employers. 
 
3. Inventory of Industrial and Other Employment Lands 
When determining the inventory of industrial and other employment lands, it is important to 
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consider development constraints such as wetlands and other suitability factors for both vacant 
and developed land.  It is critical to understand not only the quantity of land within an urban 
growth boundary, but also its suitability for desired uses.  When estimating land needs, factor in 
the land needs for infrastructure and transportation facilities, in addition to the area for the use 
itself.  Also consider whether the land is ready in the short-term (ready for construction within 
one year of a building permit application or service extension request).   
 
TIP ►The administrative rules now authorize cities and counties to consider the 
availability of land when planning for the short-term supply of land.  Take advantage of 
this opportunity to ensure that industrial and other employment uses reasonably 
anticipated in the short-term will be able to locate or expand in the community. 

 
4. Assessment of Community Economic Development Potential 
It is important to consider a planning area’s economic advantages and disadvantages.  These 
include, but are not limited to, factors such as workforce; availability of transportation facilities 
for access and freight mobility; access to suppliers and utilities; location, size, and buying bower 
of markets; state and federal environmental protection laws; and service infrastructure.  
 
TIP ►When analyzing and describing these factors, don’t just list strengths.   A realistic 
analysis acknowledges local barriers to economic development as well.  The more realistic 
the assessment, the more likely a community will achieve its economic development 
objectives.  Incorporate economic strengths and weaknesses into the analysis by describing 
how they affect future land demand for the planning period, rather than just making a list 
of them.  Making adjustments to the local capture rate of a regional job forecast is one 
example of how this can be done.   

 
Economic Opportunities Analysis – Format 
Though the content of the Economic Opportunities Analysis is most important, how the 
information is presented and formatted is also important. 
 
TIP ►The information and conclusions contained within an Economic Opportunities 
Analysis should be organized in such way to make it easily accessible and understandable 
for local decision makers, citizens, and the state. 
 
There are many ways to effectively organize and format an Economic Opportunities Analysis.  
The sequence of the administrative rule is one way, though not necessarily the best way.  
However, the critical content should be easy to locate.  Sometimes other economic development-
related work products are created in conjunction with an Economic Opportunities Analysis.  This 
may include a local business development strategy, an urban renewal plan, or some other 
feasibility study.  It is important to physically separate the Economic Opportunities Analysis 
from other work products, especially when they are generated together. 
 
TIP ►The use of headers, a table of contents, and chapters, is an effective way to assist 
readers in finding critical information within the Economic Opportunities Analysis and 
distinguishing the adoptable Economic Opportunities Analysis from other work products. 
 
Another useful tool for organizing information is the use of data tables and charts.  This is 
especially effective when summarizing data originating from the analysis itself.  Examples 
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include summarizing inventory data, calculations involving job forecasts and job density 
assumptions, and comparisons of projected demand and current supply.  Sometimes data tables 
from other source documents or reports are reproduced in the Economic Opportunities Analysis. 
 When you do this, make clear in the accompanying narrative how the reproduced data table 
factors into the overall analysis for land supply and demand, and the source of the data.  If you 
cannot explain how the reproduced data factors into the Economic Opportunities Analysis, it is 
probably not needed in the body of the analysis and should either be left out or put in an 
appendix.  

 
TIP ►The use of tables or charts is an effective way of summarizing data and calculations 
originating in the Economic Opportunities Analysis.  When reproducing data from other 
sources, note the source and describe how the data relates to or is incorporated into the 
analysis. 

  
 20-Year Land Supply 

Many cities want to grow as fast as economic opportunity will allow.  Such aspirations are 
consistent with the statewide land use planning program.  Goal 9 requires that a 20-year land 
supply provide a diverse range of site sizes, types, and locations to meet the needs projected 
through the Economic Opportunities Analysis process.  The Goal 9 administrative rules do not 
authorize the designation of more than a 20-year land supply, nor do they supersede the 
requirements of other goals such as Goal 14.  However, the planning program does not prevent a 
community from consuming its estimated 20-year land supply for industrial and other 
employment uses within a shorter period of time.  Effective public facilities and transportation 
planning and participation in Oregon’s Industrial Site Certification Program are some of the 
ways a community can position its industrial and other employment lands for economic growth.  
   
 
TIP ►The higher the percentage of the 20-year land supply that is made ready for 
development in the short-term, the more likely a community will be able to respond to 
economic development opportunities as they arise. 

 
 State and Local Economic Development Professionals 

State and local economic development professionals, such as the Oregon Economic Community 
Development Department Business Development Officer, are a valuable resource.  These 
professionals can provide information regarding local business recruitment and expansion 
potential, market conditions, and site inventory needs to respond to short-term development 
opportunities. 
 
TIP ►Consultations or interviews with state and local economic development professionals 
can provide valuable information for the Economic Opportunities Analysis. 

 
 Citizen Involvement 

Public input on the draft findings of the Economic Opportunities Analysis prior to completion or 
adoption is an important step in the economic development planning process.  Local jurisdictions 
should review and follow their local citizen involvement plan policies and code provisions. 

  
TIP ►Seeking public input on the Economic Opportunities Analysis is particularly 
important if it will result in recommendation of an urban growth boundary expansion. 
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 Goal 14 

Before the Economic Opportunities Analysis is adopted, a local jurisdiction may want to 
evaluate whether an urban growth boundary (UGB) expansion is needed to accommodate future 
industrial and other employment land needs.  This requires an analysis of opportunities within 
the existing UGB, and, if necessary, available parcels for potential addition to the UGB.  

 
TIP ►A local jurisdiction can save time by preparing for an urban growth boundary 
expansion, if appropriate, early in the Goal 9 planning process. 

 
Adoption 
The Oregon Court of Appeals recently clarified earlier court cases dealing with the need to 
incorporate technical studies into the local comprehensive plan.2  Based on this court decision, 
department staff believes that Goal 2 requires local adoption of an Economic Opportunities 
Analysis as part of the comprehensive plan in order for a community to base land use decisions 
upon it.   
 
TIP ► Adoption is required before a local government may make land use decisions based 
on the data and conclusions contained in the Economic Opportunities Analysis. 

 
Other Information 
Other information, resources, and publications regarding economic development planning can be 
found on the department’s website at: http://www.lcd.state.or.us/LCD/ECODEV/index.shtml.   

 
TIP ► Economic Development Planning Team Staff are able to assist in a number of ways. 
In coordination with your Department of Land Conservation and Development Regional 
Representative, we can help with developing project proposals for grant funding, 
developing scopes of work, assisting with consultant selection, participating on local 
technical advisory committees, reviewing and providing feedback on draft documents, and 
more. 
 
 
 
 
 
 

                                                 
2 1000 Friends of Oregon v. City of Dundee, 203 Or App 207 (2005). 
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Attachment A 
Goal 9 / Economic Opportunities Analysis - Scope of Work 

 
This generic scope of work was developed in response to numerous requests by cities for assistance with 
creating scopes of work for proposals for consulting services.  This generic scope is intended as a resource only, 
and local governments may significantly modify it or develop a different approach depending on local needs 
and priorities.  
 

ECONOMIC OPPORTUNITIES ANALYSES 
 
Objective: To identify likely industrial and other economic development opportunities and corresponding 
employment land needs over the planning period of the next 20 years, plus up to an additional 30 years for 
communities planning for designated urban reserves. This document suggests the typical tasks and required 
deliverables of an Economic Opportunities Analysis (EOA) funded by the Department of Land Conservation 
and Development (DLCD). 
 

1. Preparation 
 
Purpose: Reduce cost and delay, anticipate obstacles, prevent surprises and keep planning activities 
aligned with local policy. 
 
Deliverables: A locally approved Statement of Community Economic Development Objectives. 
Evidence of support and coordination from key cooperating organizations and agencies. 
 
Typical activities include: 

 
a. Review Oregon’s land use program with DLCD staff to understand key concepts. Pay special 

attention to: 
i. OAR 660, division 9, Economic Development; 

ii. 660-009-0005(10) - Short-term supply of land; 
iii. 660-009-0010(5) - Adequate planning effort; 
iv. 660-009-0020(1)(a) - Economic development objectives; 
v. OAR 660, division 24, Urban Growth Boundaries (UGB); 

vi. 660-024-0040(5) - Employment land need; and 
vii. 660-024-0040(8) - Safe harbors. 

 
b. Prepare an informal draft Statement of Community Economic Development Objectives. 

Economic development planning typically looks back at the economic history of the area and 
changes affecting that tradition, looks forward at new opportunities, and defines a series of 
actions to be taken by local government to achieve a desired and sustainable result. 
 

c. Define a study area to analyze for economic and land use trends, which is typically a region 
sharing inter-dependent economic activity. Describe why the area was chosen and include a brief 
narrative about current conditions and activity. 
 

d. Define a planning area, which is typically the existing UGB and may include potential expansion 
and urban reserves. It is useful to describe why the area was chosen, and include a brief narrative 
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about current conditions and activity. 
 

e. Gather and review any available regional economic development, employment data, real estate 
market data and area context information that has been published by entities such as: state and 
local governments, economic development agencies, ports and other development districts, the 
regional Business Development Officer for the Oregon Economic and Community Development 
Department, and Oregon’s interagency Economic Revitalization Team. 
 

f. Meet with federal, state, regional and local economic development agencies to discuss 
cooperation, participation and possible sources of funding for planning and implementation 
activities. 
 

g. Identify typical planning and implementation policies, activities and tools, and gather evidence 
of support from key cooperating organizations (especially municipal and county boards and 
commissions, and Oregon’s Economic Revitalization Team). 
 

2. Trend Analysis 
 
Purpose: Identify economic development opportunities likely to expand or locate in the study area 
within the planning period. Determine the percentage of that employment growth reasonably expected 
within the planning area. 
 
Deliverable: An estimate of job growth associated with the economic development opportunities likely 
to expand or locate in the planning area within the planning period consistent with OAR 660-024-
0040(5) - Employment Land Need. It should be based on an employment forecast from the Oregon 
Department of Employment, a custom employment forecast prepared by a competent professional, or an 
estimate of job growth including reasonable justification for the job growth estimate. 
 
Clearly indicate the method being used, and include the data, the analysis and the conclusions. 
 
Typical activities include: 
 

a. Review OAR 660-009-0005 – Definitions, to understand of key concepts and terms, and OAR 
660-009-0015(1) – Review of Economic Trends. 
 

b. Meet with Oregon Department of Employment staff to discuss employment trends in the 
Economic Opportunities Analysis study area. 
 

c. An EOA that relies on an employment forecast provided by the Oregon Department of 
Employment may reduce delay and cost. Refer to OAR 660-024-0040(8) - Safe Harbors. 
Communities with circumstances that require a customized estimate of job growth that is not 
available from the Oregon Department of Employment may wish to contract for specialized 
services from competent professionals. 
 

d. Review national, state, regional, county, and local economic trend data including, but not limited 
to, population and job forecasts by sector over the planning period. 
 



Page 8 of 10 

e. Assess economic development potential by analyzing factors such as location, size and buying 
power of local and export markets for goods and services; workforce training opportunities; 
availability of transportation facilities for access and freight mobility; access to suppliers and 
utilities, including telecommunications; and other service infrastructure. 

 
f. Meet with local and state economic development professionals regarding local economic 

development potential for industrial and other employment opportunities in the study area.  
Incorporate results from interviews or consultations into the EOA. 
 

g. Acquire and incorporate information published by the Oregon Economic and Community 
Development Department documenting demand for sites in the study area that may not be 
reflected in the current employment data. 
 

3. Site suitability analysis 
 
Purpose: Understand the types of sites needed to successfully implement the Statement of Community 
Economic Development Objectives. 
 
Deliverable: Catalog of the range of site types suitable for the employment uses likely to expand or 
locate in the study area. 
 
Typical activities include: 

 
a. Identify the employment land uses appropriate for the study area, based on results of the trend 

analysis. Include specific site sizes, special site requirements or other characteristics affecting 
the needed land supply such as a mixture of site sizes or sites with proximity to facilities. Also 
identify land needs that may arise from the expansion of existing businesses and the recruitment 
or location of new businesses into the study area. 
 

b. Acquire and incorporate information published by the Oregon Economic and Community 
Development Department that documents specific market-based development practices and site 
requirements that may affect the current inventory and need for additional suitable employment 
land. 
 

4. Inventory of suitable sites 
 
Purpose: Determine the current availability of sites suitable for employment uses likely to expand or 
locate in the planning area. 
 
Deliverable: Inventory of available sites suitable for employment uses likely to expand or locate in the 
planning area within the planning period. 
 
Typical activities include: 

 
a. Inventory and analyze the planning area’s existing supply of industrial and other employment 

lands for development constraints which may include: wetlands, habitat areas, environmental 
contamination, topography, cultural resources, infrastructure deficiencies, parcel fragmentation, 
natural hazard areas, ownership patterns, and other suitability and availability criteria in order to 
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determine the readiness of the current land supply for industrial and other employment 
development.  

 
It is important to examine opportunities for redevelopment of existing sites, including sites in the 
core areas of cities. A local government may consider the cost of preparing land for the 
designated use as part of an EOA by including a residual value analysis prepared by a competent 
professional as part of the analysis of development constraints. 
 

b. As part of any adjustment to an UGB for employment land, review employment land need and 
associated policies in OAR 660, division 024. OAR 660-024-0040(5) requires a determination of 
the need for a short-term supply of land. OAR 660, division 9, encourages local governments to 
include policies relating to the short-term supply of land. Designation of short-term supply is 
described in OAR 660-009-0025(3). 
 

5. Assessment of potential 
 
Purpose: Understand the process, and reduce the cost and risk associated with designating the amount of 
employment land. 
 
Deliverables: An estimate of the need for employment land within the planning area for the planning 
period by category of site type. Include a brief narrative of any identified process, cost or risk factors; 
and describe the community’s ability to manage those factors. 
 
Typical activities include: 
 

a. Estimate the total number of sites needed in the study area for the planning period by categories 
of sites, based on information collected in the previous tasks. Include a minimum, maximum and 
most likely number of sites needed for each identified category within the planning period. 
 

b. Estimate the types and amounts of industrial and other employment uses likely to occur in the 
planning area. Refer to Assessment of Community Economic Development Potential in OAR 
660-009-0015(4). Include a brief narrative that explains the factors that determine the planning 
area’s capture of employment growth in the study area. 
 

c. Identify pertinent planning, implementation, specific site, financial and real estate market 
process, cost and risk factors associated with the designation of additional employment land. 

 
d. Analyze the information gathered to estimate total number of sites by the various categories 

defined by the local government needed within the planning area for the planning period. 
 

6. Develop detailed implementation policies based on completion of previous steps 
 
Purpose: Provide specific guidance to community leaders and staff. 
 
Deliverables: A list of recommended economic development implementation policies to be included in 
the comprehensive plan update or plan amendment that were identified by the EOA process. It is not 
necessary for an EOA to include a complete implementation plan, which may follow and could include 
additional items. 



Page 10 of 10 

 
Typical activities include: 
 

a. Identify local government activities that will be needed to successfully implement the Statement 
of Community Economic Development Objectives. Include changes to the land supply, updates 
to comprehensive plans, additions to infrastructure facilities, new intergovernmental agreements, 
updated management practices, public-private partnerships, workforce training and adjustments 
to real estate economic factors. Include techniques to increase the community’s ability to 
respond to economic development opportunities with speed and flexibility. 
 

b. Identify appropriate local government actions and investments of leadership, capacity, staff time, 
public finance tools and statutory authority needed to successfully implement the Statement of 
Community Economic Development Objectives. 
 

c. Identify available methods to fund local government activities that will be needed to successfully 
implement the Statement of Community Economic Development Objectives. 
 

d. If using an estimate of job growth with reasonable justification to complete the trend analysis, 
the local government must identify investments in infrastructure, workforce, amenities and other 
community improvements necessary in order to attract the job growth. Demonstrate that methods 
are available and there is local commitment to fund those improvements. 
 

e. If using a residual value analysis to justify an adjustment to the current supply of suitable sites, 
the local government must apply the same analysis to all sites proposed for changes of 
designation, including all proposed expansion sites outside the current UGB. The local 
government must identify policies to correct residual value development constraints within the 
planning period, or reasonably demonstrate that correction is not possible. Use of a residual 
value analysis is intended to remove from the short-term inventory, those industrial sites with a 
persistent negative residual value. These sites have development constraints that can’t be 
resolved for the designated use by reasonable local government action. 

 
7. Prepare final EOA  
 

Present the draft EOA to the EOA Project Team and the regional Business Development Officer for the 
Oregon Economic and Community Development Department; receive and incorporate comments into 
final product. 
 
An EOA submitted to satisfy DLCD grant requirements must be prepared in accordance with the 
procedures provided in this attachment and Oregon Administrative Rule 660-009-0015 – Economic 
Opportunity Analysis. 
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I. INTRODUCTION 
 
This report introduces analytical research presenting an Economic Opportunities Analysis (EOA) for the City of Cornelius, 

Oregon. 

 

Cities are required to reconcile estimates of future employment land demand with existing inventories of vacant and 

redevelopable employment land within their Urban Growth Boundary (UGB). The principal purpose of the analysis is to 

provide an adequate land supply for economic development and employment growth. This is intended to be conducted 

through a linkage of planning for an adequate land supply to infrastructure planning, community involvement and 

coordination among local governments and the state. 

 

To this end, this report is organized into six primary sections: 

 

▪ Economic Trends: Provides an overview of national, state, and local economic trends affecting Washington 
County and the City of Cornelius, including population projections, employment growth and a demographic 
profile. 

▪ Economic Development Potential: A discussion of the comparative advantages of the local community and 
work force. 

▪ Target Industries: Analysis of key industry typologies the City should consider targeting as economic 
opportunities over the planning period. 

▪ Employment Land Needs: Examines projected demand for industrial and commercial land based on 
anticipated employment growth rates by sector. 

▪ Capacity: Summarizes the City’s inventory of vacant and redevelopable industrial and commercial land 
(employment land) within City of Cornelius’ UGB area. 

▪ Reconciliation: Compares short- and long-term demand for employment land to the existing land inventory 
to determine the adequacy and appropriateness of capacity over a five and twenty-year horizon.  

▪ Conclusions and Recommendations: Summary of findings and policy implications. 
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II. COMMUNITY ECONOMIC DEVELOPMENT OBJECTIVES 
 
The City of Cornelius is preparing an Economic Opportunities Analysis (EOA) based on a 20-year forecast of population and 

job growth. An initial task in preparing an EOA is to draft a Statement of Community Economic Development Objectives 

(CEDOs). CEDOs define and sustainable vision for economic development in Cornelius by considering the city’s economic 

history, changes affecting that tradition, and new and emerging opportunities. 

 

Reverse the worsening trend of bedroom community status for Cornelius with a thriving jobs-housing balance 

by expanding and diversifying employment opportunity and industry profile and presence, thus supporting 

public systems and services.  

Bedroom communities, such as Cornelius, face the challenge of serving growing neighborhoods without 

employment uses to help fund robust services and infrastructure. This remains difficult as Cornelius’s local median 

income is over 20% lower than the median income of Washington County. Attracting diverse manufacturing and 

industrial businesses to locate within the city will help to increase tax revenue and public investments that make 

Cornelius a desirable place to live and work. 

 

Focus on local job growth that will allow residents to live and work in Cornelius resulting in increased activity 

within Cornelius’ town center, resident spending in the local economy, and use of active and public 

transportation modes.  

Cornelius residents commute an average of 29 minutes to work in other neighboring cities. The City of Cornelius 

hopes to reverse this growing trend by attracting well-paying jobs and reducing the number of residents that need 

to commute outside of the city. Resident spending is more likely to take place locally throughout the day if active 

and public transportation options are utilized, forging a stronger town center. 

 

Leverage Cornelius’ educational partnerships, freight-ready roads, proximity to the Silicon Forest, and other 

crucial and necessary infrastructure to attract high-tech industries, manufacturing, light industrial facilities, and 

businesses of varying sizes.  

Cornelius sits adjacent to the local high-tech corridor within Washington County and remains a prime location for 

businesses within that sector. The location of Cornelius to serve the high-tech sector, development and 

manufacturing, and other businesses is also optimized through Cornelius’ infrastructure and unique land 

ownership pattern that allows for consolidation of multiple parcels. Educational partnerships through local 

schools, such as Forest Grove High School, work to support pathways in high-tech mechatronics, allowing students 

to pursue the technology sector early on.  

 

 

  



 

CITY OF CORNELIUS | ECONOMIC OPPORTUNITIES ANALYSIS     3 
 

III. ECONOMIC TRENDS 
 

This report section summarizes long and intermediate-term trends at the national, state, and local level that will influence 

economic conditions in the City of Cornelius over the 20-year planning period. This section is intended to provide an 

economic context for growth projections and establish a socioeconomic profile of the community. This report’s national 

evaluation has a focus on potential changes in structural socioeconomic conditions both nationally and globally. Our 

localized analysis considers local growth trends, demographics, and economic performance. 

 

A. NATIONAL TRENDS 
After a decade of sustained economic expansion in the 2010’s, the national economy has been significantly impacted in the 

last few years by the COVID-19 pandemic, which led to a sharp decrease in employment and economic and lifestyle 

disruptions in 2020 and 2021. During this period, workforce patterns changed as many workplaces were shut and employees 

transitioned to working from home, while others were laid off. Many other frontline or service workers continued to work 

in person as their jobs were essential or necessary to maintain shopping and other service needs. 

 

Employment: In the first months of the pandemic, the nation lost nearly 22 million jobs, or 14% of total employment. But 

the recovery has been remarkable swift. As of mid-2022, employment had returned to pre-pandemic levels nationwide, 

and as of Spring 2023 is 2% higher than the prior peak of early 2020 (Figure 3.1). 

 

FIGURE 3.01: NATIONAL EMPLOYMENT (1990 – 2023) 

 
Source: U.S. Federal Reserve Bank of St. Louis 

 

Unemployment Rate: The national unemployment rate spiked to nearly 15% in 2020 as many businesses paused operations 

or closed permanently in the first months of the pandemic. However, the unemployment rate began to decline almost 

immediately, and by mid-2022 has fallen back to roughly 3.5%.  As of Spring 2023, the seasonally adjusted unemployment 

rate is 3.4%, the lowest levels seen in decades (Figure 3.2). 
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FIGURE 3.02: NATIONAL UNEMPLOYMENT RATE (1990 – 2023) 

 
Source: U.S. Federal Reserve Bank of St. Louis 

 

Inflation:  The counter story to this strong positive rebound in employment has been a rising rate of inflation coming out of 

the pandemic. Various stimulus measures, combined with supply shortages, led to rising prices for many consumer 

products, energy, and food. The rate of inflation accelerated in 2021 and began moderating towards the end of 2022, 

though the rate remains elevated (Figure 3.3). 

 

FIGURE 3.03: MEDIAN EARNINGS INDEX VS. INFLATION INDEX (2010 – 2023) 

 
Source: U.S. Federal Reserve Bank of St. Louis; Consumer Price Index for Urban Consumers (US); Median Earnings for Full-Time Employees, 

Seasonally Adjusted. 
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Wages: On a positive note, average household earning levels have also enjoyed growth coming out of the recession and 

have largely kept pace with inflation in recent years.  Earnings also spiked in 2020 when government stimulus payments 

were added to earned wages (Figure 3.3). 

 

Industry Sector Employment: At a national level healthcare & social assistance is projected to account for the largest share 

of new employment growth, followed by professional & business services, and leisure & hospitality. The aging of the 

population is expected to drive the healthcare sector over the next few decades.  

 

FIGURE 3.04: NATIONAL EMPLOYMENT GROWTH BY SECTOR, HISTORIC AND PROJECTED 

 
SOURCE: US Bureau of Labor Statistics 

 

Recent trends and current forecasts reflect a shift from a goods economy, featuring manufacturing and natural resources, 

towards a service economy, which emphasizes technological innovation, research, and design.    

  

The most dramatic spending shift in the context of real estate in recent times is the growth in online shopping, which has 

reduced the overall need for brick-and-mortar space, especially from retailers selling physical goods. While the share of 

sales accounted for by e-commerce has grown at a steady pace over the last decade, the pandemic greatly accelerated this 

trend. In 2020, the share of sales taking place online jumped from 12% of total retail spending to 16%. It has since settled 

to 14.5% of spending, which is well above the pre-pandemic share (Figure 3.05).  

 
 

0 5 10 15 20 25

Agriculture, forestry

Mining

Construction

Manufacturing

Utilities

Wholesale trade

Retail trade

Transportation and warehousing

Information

Financial activities

Professional and business services

Educational services

Health care and social assistance

Leisure and hospitality

Other services

Federal government

State and local government

Nonagriculture self-employed

Millions of Jobs

Employment by Industry, Historic and Projected

2011

2021

2031

-500 500 1,500 2,500 3,500

Thousands of Jobs

Empl. Change by Industry

2011-2021

2021-2031 (Forecast)



 

CITY OF CORNELIUS | ECONOMIC OPPORTUNITIES ANALYSIS     6 
 

FIGURE 3.05: E-COMMERCE AS A PERCENT OF TOTAL RETAIL SALES, UNITED STATES 

  
SOURCE: Retail Indicators Branch, U.S. Census Bureau, JOHNSON ECONOMICS 

 

The growth in e-commerce has accelerated a shift in storage needs from retail stores to warehouses and distribution 

centers. At the same time, automation is causing a consolidation within the warehousing and distribution industry, leading 

to increasing reliance on larger third-party operators able to make heavy investments in capital and expertise. Finally, 

changes in the use of electronic devices and growth in online services are causing a shift in the tech sector, from hardware 

manufacturing to software development. 

 

This pattern has also been reflected in the State of Oregon, with e-commerce employment increasing at the expense of 

brick-and-mortar retail employment. This is causing a shift in storage needs from retail stores to warehouses and 

distribution centers. 

 

B. WASHINGTON COUNTY ECONOMIC TRENDS 
Since 2013, Washington County’s GDP has fluctuated albeit remaining positive throughout this period. Although 

Washington County’s GDP growth decelerated significantly during the COVID pandemic, the county’s GDP did not shrink 

during this time, unlike most geographies in the country. Moreover, the county’s GDP growth recovered quite quickly by 

2021 (most recent year available), growing by roughly 4% during this period. 
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FIGURE 3.06: ANNUAL CHANGE IN GDP CHANGE, WASHINGTON COUNTY (2002 – 2022) 

SOURCE: US Bureau of Economic Analysis 

 

Washington County’s employment growth has been similar to Oregon’s since 2002, slightly outperforming the state in the 

mid 2000’s and early 2010’s. Furthermore, both the county and state have consistently outperformed national employment 

growth in the last two decades. During the pandemic, all three geographies trended with each other. From March 2020 to 

April 2020, base employment in Washington County decreased by roughly 12%, while both Oregon and the United States 

decreased by roughly 13%. During the recovery, Washington County experienced slightly slower growth when compared to 

the state. From March 2020 to April 2021, Washington County’s base employment recovered by roughly 9% while both the 

state and country’s employment growth was closer to 11%. 

 

FIGURE 3.07: COMPARISON OF ANNUAL EMPLOYMENT GROWTH RATES (2002 – 2022) 

SOURCE: U.S. Bureau of Labor Statistics, Oregon Employment Department, JOHNSON ECONOMICS 
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Recent annual employment growth in Washington County peaked in 2015 with roughly 10,000 jobs added. Following 2015, 

employment growth decelerated prior to the COVID pandemic, when roughly 17,000 jobs were lost in 2020. As of 2022, 

roughly 89% of the jobs lost in 2020 have been recovered, signifying stronger recovery than the state that had only 

recovered roughly 81% of the jobs lost during the pandemic by 2022. 

 

FIGURE 3.08: NET CHANGE IN EMPLOYMENT, WASHINGTON COUNTY (2012 – 2022) 

SOURCE: Oregon Employment Department, JOHNSON ECONOMICS 

 

Washington County’s total employment level drops cyclically during the winter months. Employment levels typically peak 

from May into the Fall. The overall employment level has been consistently increasing in the last decade. In the beginning 

of 2012, average employment level hovered around 250,000 and as of 2022, the employment level averaged above 300,000 

jobs. 

 

FIGURE 3.09: WASHINGTON COUNTY EMPLOYMENT LEVEL BY MONTH (JANUARY 2012 – JUNE 2022) 

 
SOURCE: Oregon Employment Department, JOHNSON ECONOMICS 

 

The Washington County unemployment rate has historically been lower than that of Oregon or the nation. The 

unemployment rate reached over 11% during the pandemic but has since dropped to near historically low levels near 3%. 

Following the 2008 - 09 recession, Washington County’s unemployment rate has consistently outperformed both the state 

and the nation, including during the pandemic. 
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FIGURE 3.10: COMPARISON OF UNEMPLOYMENT RATE TRENDS (JANUARY 2000 – JULY 2022) 

 
SOURCE: St. Louis Federal Reserve, JOHNSON ECONOMICS 

 

FIGURE 3.11: DISTRIBUTION OF EMPLOYMENT AND WORKFORCE, WASHINGTON COUNTY, 2019 

DISTRIBUTION OF EMPLOYMENT DISTRIBUTION OF POPULATION 

  
SOURCE: Census Bureau, LEHD Data 
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The distribution of employment in Washington County is found mostly within the Metro boundary, with the greatest 

concentrations around Hillsboro and Beaverton (Figure 3.11), but other concentrations in Cornelius and Forest Grove, 

Tigard and Wilsonville. The population is more evenly distributed, with some population centers in outlying towns within 

commuting distance to the Metro area. 

 

As of 2019, the most recent pre-Covid data available, Washington County had an estimated 152,275 people commuting in 

for work, while 135,671 people commuting out. This indicates a relatively balanced employment/workforce base on the 

county-level. These figures reflect “covered employment” which refers to those jobs where the employee is covered by 

federal unemployment insurance. This category does not include many contract employees and self-employed workers and 

therefore is not a complete picture of local employment. The figure discussed here is best understood as indicators of the 

general pattern of commuting and not exact figures. 

 

On the other hand, the City of Cornelius had an estimated 2,488 people commuting in and 5,644 commuting out, while 

roughly 300 people both lived and worked in the area. While the region is well balanced, the City of Cornelius has a jobs-

to-housing imbalance, with roughly 3,000 more people commuting out of the city than local jobs available. (The estimate 

of total current employment in Cornelius is presented in a following section.) 

 

FIGURE 3.12: NET INFLOW-OUTFLOW OF EMPLOYEES, 2019 

CITY OF CORNELIUS WASHINGTON COUNTY 

  

SOURCE: Census Bureau, LEHD Data 

 

When comparing the distribution and characteristics of the labor force in Cornelius and Washington County, Cornelius has 

a greater share of working residents in “trade, transportation, and utilities” and a lower share of workers in the highest 

income category.  
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FIGURE 3.13: NET INFLOW-OUTFLOW DETAIL, CITY OF CORNELIUS AND WASHINGTON COUNTY, 2019 

 
 

  

Count Share Count Share

Selection Area Labor Market Size (All Jobs)
Employed in the Selection Area 2,345 100% 271,466 100%

Living in the Selection Area 5,036 215% 247,931 91%

Net Job Inflow (+) or Outflow (-) -2,691 - 23,535 -

In-Area Labor Force Efficiency (All Jobs)
Living in the Selection Area 5,036 100% 247,931 100%

Living and Employed in the Selection Area 258 5% 136,564 55%

Living in the Selection Area but Employed Outside 4,778 95% 111,367 45%

In-Area Employment Efficiency (All Jobs)
Employed in the Selection Area 2,345 100% 271,466 100%

Employed and Living in the Selection Area 258 11% 136,564 50%

Employed in the Selection Area but Living Outside 2,087 89% 134,902 50%

Outflow Job Characteristics (All Jobs)
External Jobs Fil led by Residents 4,778 100% 111,367 100%

Workers Aged 29 or younger 1,271 27% 25,499 23%

Workers Aged 30 to 54 2,484 52% 61,604 55%

Workers Aged 55 or older 1,023 21% 24,264 22%

Workers Earning $1,250 per month or less 708 15% 14,876 13%

Workers Earning $1,251 to $3,333 per month 1,934 40% 32,792 29%

Workers Earning More than $3,333 per month 2,136 45% 63,699 57%

Workers in the "Goods Producing" Industry Class 1,656 35% 16,991 15%

Workers in the "Trade, Transportation, and Util ities" Industry Class 832 17% 23,689 21%

Workers in the "All Other Services" Industry Class 2,290 48% 70,687 63%

Inflow Job Characteristics (All Jobs)
Internal Jobs Fil led by Outside Workers 2,087 100% 134,902 100%

Workers Aged 29 or younger 572 27% 30,812 23%

Workers Aged 30 to 54 999 48% 75,058 56%

Workers Aged 55 or older 516 25% 29,032 22%

Workers Earning $1,250 per month or less 347 17% 18,876 14%

Workers Earning $1,251 to $3,333 per month 982 47% 40,116 30%

Workers Earning More than $3,333 per month 758 36% 75,910 56%

Workers in the "Goods Producing" Industry Class 498 24% 29,417 22%

Workers in the "Trade, Transportation, and Util ities" Industry Class 675 32% 29,432 22%

Workers in the "All Other Services" Industry Class 914 44% 76,053 56%

Interior Flow Job Characteristics (All Jobs)
Internal Jobs Fil led by Residents 258 100% 136,564 100%

Workers Aged 29 or younger 69 27% 30,738 23%

Workers Aged 30 to 54 117 45% 77,467 57%

Workers Aged 55 or older 72 28% 28,359 21%

Workers Earning $1,250 per month or less 55 21% 18,084 13%

Workers Earning $1,251 to $3,333 per month 118 46% 40,589 30%

Workers Earning More than $3,333 per month 85 33% 77,891 57%

Workers in the "Goods Producing" Industry Class 106 41% 39,312 29%

Workers in the "Trade, Transportation, and Util ities" Industry Class 19 7% 21,709 16%

Workers in the "All Other Services" Industry Class 133 52% 75,543 55%

SOURCE: US Census Burea, LEHD Origin-Destination Employment Statistics
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C. POPULATION AND WORKFORCE 
Washington County has consistently seen a growth rate that has outperformed the rest of the state. Over the last 20 years, 

the County has averaged growth of 1.5% annually, compared to 1.1% statewide. The county added an estimated 143k 

people between 2002 and 2022. 

 
FIGURE 3.14: HISTORIC POPULATION TRENDS, WASHINGTON COUNTY 

 
SOURCE: Population Research Center, Portland State University 

 

When compared to the rest of the state, Washington County has more children and working aged people, and a smaller 

share of seniors, meaning the county has a proportionally larger work force than the state. 

 

FIGURE 3.15: BROAD AGE DISTRIBUTION, WASHINGTON COUNTY 

 
SOURCE: Population Research Center, Portland State University 

 

Washington County has higher average education levels than the state, with 54% of the county’s adult population holding 

an associate degree or higher. Washington County’s concentration of high-tech and other large companies likely contributes 

to a greater concentration of educated workforce. 
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FIGURE 3.16: EDUCATIONAL ATTAINMENT PROFILE, 2021 

 
 

D. CORNELIUS FIRMS AND EMPLOYMENT 
As of 2023, the City of Cornelius is home to over 300 businesses with roughly 3,000 total employees. The largest industries 
by employment are retail, health care, construction, and manufacturing. Cornelius has the lowest employment 
representation in professional and administrative sectors. (Industry sectors are discussed in more detail in Section III of this 
report.) 
 
Figure 3.17 presents an estimate of employment in Cornelius as of 2023. This estimate is derived from 2021 data on actual 
firms and employment provided by the Oregon Employment Department. Average growth rates by sector for Washington 
County, between 2021 and 2023, were applied to estimate growth since 2021. 
  

Population 25 years and older Count % Count %

Less Than High School Graduate 28,950 7.0% 252,602 8.5%

High school graduate (includes equivalency) 71,481 17.3% 668,083 22.5%

Some college, no degree 88,918 21.5% 739,245 24.9%

Associate's degree 35,614 8.6% 270,372 9.1%

Bachelors Degree 116,062 28.1% 644,813 21.7%

Graduate or professional degree 72,197 17.5% 396,281 13.3%

Total 413,222 2,971,396

SOURCE: U.S. Census Bureau, 2017-2021 American Community Survey 5-Year Estimates

Washington County State of Oregon
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FIGURE 3.17: ESTIMATED EMPLOYMENT BY INDUSTRY SECTOR, CITY OF CORNELIUS 2021 

 
SOURCE: Oregon Employment Department, 2021 QCEW data, Johnson Economics 

 

As of 2021, the local employment base was largely dominated by relatively small firms, with roughly 90% of businesses 

having fewer than 20 employees (Figure 3.18).  This trend is in keeping with the national average, as most businesses are 

small businesses. (This is based on the most recent QCEW data for covered employment, and therefore doesn’t cover all 

self-employment owner/operator businesses.) Just 1% of firms have more than 100 employees. This is again, in keeping 

with national trends. 

 

As of 2021 there were approximately 312 firms in Cornelius with covered employees.  When employment growth and sole-

proprietorship businesses are taken into account, the number of individual businesses in Cornelius is likely close to 350. 
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Major Industry Sector Employment Share of Employment
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Construction 363
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Retail Trade 743

T.W.U. 39

Information 42
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Real Estate 21
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Other Services 120
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FIGURE 3.18: DISTRIBUTION OF FIRMS BY SIZE, CITY OF CORNELIUS - 2021 

 
Source: Oregon Employment Department, QCEW data 

Industry < 5 5-9 10-19 20-49 50-99 100-249 250-499 > 500 Total

Agriculture, forestry, fishing, and hunting 1 1 0 1 0 0 0 0 3

Mining 0 0 0 0 0 0 0 0 0

Construction 43 8 3 4 0 0 0 0 58

Food Manufacturing 2 0 1 0 0 0 0 0 3

Wood Manufacturing 1 1 0 1 0 0 0 0 3

Metals Manufacturing 3 0 2 2 0 1 0 0 8

Utilities 0 0 0 0 0 0 0 0 0

Wholesale trade 3 2 4 3 0 0 0 0 12

Retail trade 12 8 3 1 0 0 2 0 26

Transportation 3 0 2 0 0 0 0 0 5

Delivery and warehousing 0 0 1 0 0 0 0 0 1

Information 0 0 1 1 0 0 0 0 2

Finance and Insurance 9 3 0 0 0 0 0 0 12

Real Estate and Rental 9 1 0 0 0 0 0 0 10

Professional, Scientific, and Technical Services 10 0 0 1 0 0 0 0 11

Management of Companies and Enterprises 0 0 0 0 0 0 0 0 0

Administrative and Wast Management 21 0 0 0 1 0 0 0 22

Educational services 1 0 0 2 2 0 0 0 5

Health care and social assistance 56 14 5 1 2 0 0 0 78

Arts, Entertainment, and Recreation 0 0 0 0 0 0 0 0 0

Accommodation and Food Services 10 3 4 5 0 0 0 0 22

Other services 21 9 0 0 0 0 0 0 30

Government 0 0 0 0 1 0 0 0 1

TOTAL 205 50 26 22 6 1 2 0 312
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IV. INDUSTRY DIFFERENTIATION ANALYSIS 
 
This element of the Economic Opportunities Analysis utilizes 

analytical tools to assess the economic landscape in Washington 

County and the City of Cornelius. The objective of this process is 

to identify a range of industry types that can be considered 

targeted economic opportunities over the planning period. 

 

A range of analytical tools to assess the local and regional 

economic landscape are used to determine the industry 

typologies the county and individual cities should consider 

targeting over the planning period. Where possible, we look to 

identify the sectors that are likely to drive growth in current and 

subsequent cycles. 

 

 

A. ECONOMIC SPECIALIZATION (WASHINGTON CO.) 
A common analytical tool to evaluate economic specialization is a location quotient analysis. This metric compares the 

concentration of employment in an industry at the local level to a larger geography. All industry categories are assumed to 

have a quotient of 1.0 on the national level, and a locality’s quotient indicates if the local share of employment in each 

industry is greater or less than the share seen nationwide. For instance, a quotient of 2.0 indicates that locally, that industry 

represents twice the share of total employment as seen nationwide. A quotient of 0.5 indicates that the local industry has 

half the expected employment. 

 

A location quotient analysis was completed for Washington County, which evaluated the distribution of local employment 

relative to national averages, as well as average annual wage levels by industry (Figure 4.01). Among major industries, the 

manufacturing industry has the strongest representation, with information and professional services being the next most 

over-represented. The industries that are well-represented countywide are good candidates for growth in localities such as 

Cornelius. The city has the potential to tap into regional advantages to grow locally. 

 
FIGURE 4.01: INDUSTRY SECTOR SPECIALIZATION BY MAJOR INDUSTRY, WASHINGTON COUNTY, 2021 

 
SOURCE: Bureau of Labor Services 

Industry

Annual 

Establishments

Average 

Employment

Total Annual 

Wages

Average Annual 

Wages

Total Average 

Weekly Wage

Annual Wages 

per Employee

Employment 

LQ

101 Goods-producing 2,997 72,435 $7,787,130,685 $107,505 $2,067 $107,506 1.66

1011 Natural resources and mining 235 3,174 $139,391,573 $43,917 $844 $43,912 0.89

1012 Construction 1,889 17,757 $1,399,270,320 $78,801 $1,515 $78,803 1.18

1013 Manufacturing 873 51,504 $6,248,468,792 $121,320 $2,333 $121,321 2.06

102 Service-providing 18,371 198,376 $15,930,266,992 $80,303 $1,544 $80,304 0.96

1021 Trade, transportation, and utilities 3,359 52,906 $3,310,079,125 $62,565 $1,203 $62,565 0.94

1022 Information 715 7,409 $957,202,964 $129,195 $2,485 $129,200 1.28

1023 Financial activities 1,931 14,823 $1,271,775,857 $85,797 $1,650 $85,796 0.87

1024 Professional and business services 4,418 53,853 $7,037,294,979 $130,676 $2,513 $130,677 1.24

1025 Education and health services 3,519 37,227 $2,144,286,058 $57,600 $1,108 $57,600 0.81

1026 Leisure and hospitality 1,600 22,581 $607,721,750 $26,913 $518 $26,914 0.79

Federal Government 27 900 $72,307,819 $80,342 $1,546 $80,379 0.15

Local Government 242 18,587 $1,253,135,756 $67,420 $1,297 $67,419 0.67

State Government 33 2,176 $159,947,920 $73,505 $1,414 $73,517 0.24
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A more detailed industry analysis shows that the industries with the highest LQ in the county are semiconductor & other 

electronic component manufacturing, industrial machinery manufacturing, and computer & electronic product 

manufacturing. As a whole, the manufacturing industry employs the most amount of people in the county, employing 

roughly 61% more people than the second largest industry by employment, the health care and social assistance industry. 

The most under-represented industries are the mining, federal government, and accommodation industries. 

 

FIGURE 4.02: INDUSTRY SECTOR SPECIALIZATION BY DETAILED INDUSTRY, WASHINGTON COUNTY, 2021 

 
SOURCE: Bureau of Labor Services 

 

  

Industry

Annual 

Establishments

Average 

Employment

Total Annual 

Wages

Average Annual 

Wages

Total Average 

Weekly Wage

Annual Wages 

per Employee

Employment 

LQ

NAICS 3344 Semiconductor and other 

electronic component manufacturing 73 24921 $4,161,429,638 $166,987 $3,211 $166,985 31.94

NAICS 3332 Industrial machinery 

manufacturing 23 3400 $471,751,815 $138,754 $2,668 $138,751 15.01

NAICS 334 Computer and electronic 

product manufacturing 141 28870 $4,580,914,632 $158,674 $3,051 $158,674 11.35

NAICS 55 Management of companies 

and enterprises 178 15871 $4,350,098,031 $274,092 $5,271 $274,091 5.06

NAICS 31-33 Manufacturing 873 51504 $6,248,468,792 $121,321 $2,333 $121,320 2.56

NAICS 111 Crop production 173 2391 $99,259,665 $41,520 $798 $41,514 1.75

NAICS 42 Wholesale trade 1460 13816 $1,612,302,774 $116,698 $2,244 $116,698 1.21

NAICS 321 Wood product manufacturing 27 1007 $65,025,375 $64,557 $1,241 $64,573 1.12

NAICS 23 Construction 1889 17757 $1,399,270,320 $78,803 $1,515 $78,801 1.04

NAICS 56 Administrative and support 

and waste management and 

remediation services 1300 21886 $1,187,464,424 $54,257 $1,043 $54,257 1.01

NAICS 11 Agriculture, forestry, fishing 

and hunting 231 2939 $119,673,419 $40,718 $783 $40,719 0.89

NAICS 51 Information 715 7409 $957,202,964 $129,200 $2,485 $129,195 0.85

NAICS 44-45 Retail trade 1562 31558 $1,321,029,910 $41,860 $805 $41,860 0.84

NAICS 53 Real estate and rental and 

leasing 903 4201 $262,201,884 $62,408 $1,200 $62,414 0.65

NAICS 62 Health care and social 

assistance 3178 31961 $1,913,635,959 $59,874 $1,151 $59,874 0.64

NAICS 72 Accommodation and food 

services 1345 19573 $520,997,273 $26,618 $512 $26,618 0.64

NAICS 61 Educational services 341 5266 $230,650,099 $43,800 $842 $43,800 0.54

NAICS 54 Professional, scientific, and 

technical services 2940 16096 $1,499,732,524 $93,175 $1,792 $93,174 0.51

NAICS 52 Finance and insurance 1029 10622 $1,009,573,973 $95,047 $1,828 $95,046 0.48

NAICS 71 Arts, entertainment, and 

recreation 256 3007 $86,724,477 $28,838 $555 $28,841 0.37

NAICS 115 Support activities for 

agriculture and forestry 32 321 $10,499,185 $32,699 $629 $32,708 0.27

NAICS 721 Accommodation 75 1031 $31,301,257 $30,348 $584 $30,360 0.21

NAICS 21 Mining, quarrying, and oil and 

gas extraction 4 235 $19,718,154 $83,818 $1,612 $83,907 0.14

Federal Government 27 900 $72,307,819 $1,546 $80,342 $80,342 0.15

State Government 33 2176 $159,947,920 $1,414 $73,505 $73,505 0.24

Local Government 242 18587 $1,253,135,756 $1,297 $67,420 $67,420 0.67
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We can estimate the level of indicated export employment by sector by combining the location quotients and overall 

employment levels. The industries with the highest level of export employment are manufacturing (mainly semiconductor, 

industrial machinery, and computer manufacturing), other goods-producing, and agriculture, forestry, fishing, and hunting. 

The industries with the highest total employment are service industries including professional services, and trade and 

transportation. 

 
FIGURE 4.03: TOP TEN INDUSTRIES IN TERMS OF TOTAL AND EXPORT EMPLOYMENT, WASHINGTON COUNTY 

 
SOURCE: Bureau of Labor Services 

Total Export

Industry Employment Industry Employment

102 Service-

providing 198,376 Manufacturing 31,385

101 Goods-producing 72,435 Goods-producing 28,799

1024 Professional and business services53,853 NAICS 55 Management of companies and enterprises12,734

1021 Trade, transportation, and utilities52,906 1024 Professional and business services10,423

NAICS 31-33 Manufacturing 51,504 1012 Construction 2,709

1025 Education and health services 37,227 NAICS 42 Wholesale trade 2,398

NAICS 62 Health care and social assistance31,961 1022 Information 1,621

NAICS 44-45 Retail trade 31,558 NAICS 111 Crop production 1,025

1026 Leisure and hospitality 22,581 NAICS 23 Construction 683

NAICS 56 Administrative and support and waste management and remediation services21,886 NAICS 56 Administrative and support and waste management and remediation services217

$0 $50,000 $100,000 $150,000

Federal Government

State Government

Local Government

1026 Leisure and
hospitality

1025 Education and
health services

1023 Financial activities

1011 Natural resources
and mining

1021 Trade,
transportation, and…

102 Service-providing

1012 Construction

1024 Professional and
business services

1022 Information

101 Goods-producing

1013 Manufacturing

AVERAGE ANNUAL WAGES BY 
INDUSTRY

0 0.5 1 1.5 2 2.5

Federal Government

State Government

Local Government

1026 Leisure and
hospitality

1025 Education and
health services

1023 Financial activities

1011 Natural resources
and mining

1021 Trade,
transportation, and…

102 Service-providing

1012 Construction

1024 Professional and
business services

1022 Information

101 Goods-producing

1013 Manufacturing

LOCATION QUOTIENT BY 
INDUSTRY



 

CITY OF CORNELIUS | ECONOMIC OPPORTUNITIES ANALYSIS     19 
 

B. ECONOMIC SPECIALIZATION (CITY OF CORNELIUS) 
The same analysis applied to the city of Cornelius reveals high levels of employment concentration in industries such as 

manufacturing (metals and wood), education, retail trade, agricultural support, and construction.  

 
FIGURE 4.04: INDUSTRY SECTOR SPECIALIZATION BY DETAILED INDUSTRY, CITY OF CORNELIUS, 2021 

 
SOURCE: Oregon Employment Department 

 

  

Industry

Annual 

Establishments

Average 

Employment Total Annual Wages

Average Annual 

Wages

Employment 

LQ

Agriculture, forestry, fishing, and hunting 3 48 $801,669 $16,701 2.00

Mining 0 0 $0 $0 0.00

Construction 58 282 $15,678,603 $55,598 1.97

Food Manufacturing 3 16 $874,613 $54,663 0.51

Wood Manufacturing 3 51 $3,580,741 $70,211 7.55

Metals Manufacturing 8 214 $11,579,334 $54,109 31.91

Utilities 0 0 $0 $0 0.00

Wholesale trade 12 149 $7,162,750 $48,072 1.36

Retail trade 26 725 $22,809,315 $31,461 2.45

Transportation 5 29 $1,504,399 $51,876 0.25

Delivery and warehousing 1 11 $735,076 $66,825 0.10

Information 2 38 $2,778,614 $73,121 0.70

Finance and Insurance 12 34 $1,575,454 $46,337 0.29

Real Estate and Rental 10 20 $638,862 $31,943 0.47

Professional, Scientific, and Technical Services 11 40 $1,861,576 $46,539 0.21

Management of Companies and Enterprises 0 0 $0 $0 0.00

Administrative and Wast Management 22 124 $4,411,713 $35,578 0.71

Educational services 5 190 $9,303,125 $48,964 3.49

Health care and social assistance 78 412 $18,215,893 $44,213 1.08

Arts, Entertainment, and Recreation 0 0 $0 $0 0.00

Accommodation and Food Services 22 210 $4,914,843 $23,404 0.90

Other services 30 87 $2,501,252 $28,750 1.09

Government 1 85 $3,069,949 $36,117 0.21

Total 312 2,765 $113,997,781 $41,229



 

CITY OF CORNELIUS | ECONOMIC OPPORTUNITIES ANALYSIS     20 
 

The top industries in terms of overall employment were retail trade, health care and social assistance, construction, and 

metals manufacturing. There were nine industries with positive export employment, the largest being retail trade, metals 

manufacturing, construction, and educational services. Moreover, there are four industries with very little representation 

in Cornelius, these being the mining, utilities, arts & entertainment, and management of companies & enterprises 

industries. 

 
FIGURE 4.05: TOP TEN INDUSTRIES IN TERMS OF TOTAL AND EXPORT EMPLOYMENT, CITY OF CORNELIUS, 2021 

 
SOURCE: Oregon Employment Department and Bureau of Labor Services 

 

Total Location

Industry Employment Industry Quotient

Retail trade 725 Metals Manufacturing 31.91

Health care and social assistance 412 Wood Manufacturing 7.55

Construction 282 Educational services 3.49

Metals Manufacturing 214 Retail trade 2.45

Accommodation and Food Services 210 Agriculture, forestry, fishing, and hunting2.00

Educational services 190 Construction 1.97

Wholesale trade 149 Wholesale trade 1.36

Administrative and Wast Management 124 Other services 1.09

Other services 87 Health care and social assistance 1.08

Government 85 Accommodation and Food Services 0.90

$0 $50,000 $100,000

Mining

Utilities

Management of…

Arts, Entertainment,…

Agriculture, forestry,…

Accommodation and…

Other services

Retail trade

Real Estate and Rental

Administrative and…

Government

Health care and social…

Finance and Insurance

Professional,…

Wholesale trade

Educational services

Transportation

Metals Manufacturing

Food Manufacturing

Construction

Delivery and…

Wood Manufacturing

Information

AVERAGE ANNUAL WAGES BY 

INDUSTRY

-400 -200 0 200 400 600

Government

Professional, Scientific,…

Delivery and warehousing

Transportation

Finance and Insurance

Administrative and…

Accommodation and…

Real Estate and Rental

Information

Food Manufacturing

Mining

Utilities

Management of…

Arts, Entertainment,…

Other services

Agriculture, forestry,…

Health care and social…

Wholesale trade

Wood Manufacturing

Educational services

Construction

Metals Manufacturing

Retail trade

EXPORT EMPLOYMENT BY 
INDUSTRY



 

CITY OF CORNELIUS | ECONOMIC OPPORTUNITIES ANALYSIS     21 
 

C. ECONOMIC DRIVERS 
The identification of the economic drivers of a local or regional economy are critical in informing the character and nature 

of future employment, and by extension land demand over a planning cycle. To this end, we employ a shift-share analysis 

of the local economy emerging out of the latter half of the recent expansion cycle1. 

 

A shift-share analysis is an analytical procedure that measures local effect of economic performance within a particular 

industry or occupation. The process considers local economic performance in the context of national economic trends—

indicating the extent to which local growth can be attributed to unique regional competitiveness or simply growth in line 

with broader trends. For example, consider that Widget Manufacturing is growing at a 1.5% rate locally, about the same 

rate as the local economy. On the surface we would consider the Widget Manufacturing industry to be healthy and 

contributing soundly to local economic expansion. However, consider also that Widget Manufacturing is booming across 

the country, growing at a robust 4% annually. In this context, local widget manufacturers are struggling, and some local or 

regional condition is stifling economic opportunities. 

 

We can generally classify industries, groups of industries, or clusters into four groups:  

 

Growing, Outperforming: Industries that are growing locally at a rate faster than the national average. These 

industries have characteristics locally leading them to be particularly competitive.  

 

Growing, Underperforming: Industries that are growing locally but slower than the national average. These 

industries generally have a sound foundation, but some local factor is limiting growth.  

 

Contracting, Outperforming: Industries that are declining locally but slower than the national average. These 

industries have structural issues that are impacting growth industry wide. However, local firms are leveraging some 

local or regional factor that is making them more competitive than other firms on average.  

 

Contracting, Underperforming: Industries that are declining locally at a rate faster than the national average. These 

industries have structural issues that are impacting growth industry wide. However, some local or regional factor is 

making it increasingly tough on local firms.  

 

The average annual growth rate by industry from 2011 to 2021 in Washington County was compared to the national rate. 

The observed local change was compared to a standardized level reflecting what would be expected if the local industry 

grew at a rate consistent with national rates for that industry. 

 

 As shown in Figure 4.06, most industries grew at a slower rate than the rest of the country, although a fair number of 

industries outperformed national trends. The sectors that experienced the greatest positive regional shift in employment 

during this period were management of companies & enterprises, manufacturing, accommodation and food services, retail 

trade, and construction. The only sectors that comfortably outperformed expectations were management of companies & 

enterprises, manufacturing, and accommodation & food services. Sectors with the greatest negative regional shift in 

employment were wholesale trade, finance & insurance, and administrative and educational services.  

  

 
1  Measured from 2011 through 2021 
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FIGURE 4.06: INDUSTRY SECTOR SHIFT SHARE ANALYSIS, WASHINGTON COUNTY (2011 – 2021) 

 

 

  

Standardized Regional

Industry 2011 2021 Total AAGR Level - 2021* Shift

Farm Employment 4,441 4,534 93 0.2% 4,355 179

Forestry, Fishing, and Related Activities 1,483 1,499 16 0.1% 1,606 (107)

Mining 525 541 16 0.3% 390 151

Construction 15,423 22,270 6,847 3.7% 20,588 1,682

Manufacturing 44,391 53,419 9,028 1.9% 46,919 6,500

Wholesale Trade 19,108 15,691 (3,417) -2.0% 19,591 (3,900)

Retail Trade 34,751 38,763 4,012 1.1% 37,065 1,698

Information 9,652 9,305 (347) -0.4% 10,205 (900)

Finance and Insurance 18,546 19,549 1,003 0.5% 22,301 (2,752)

Real Estate and Rental and Leasing 13,830 17,185 3,355 2.2% 17,619 (434)

Professional, Scientific, and Technical Services 22,030 27,914 5,884 2.4% 27,282 632

Management of Companies and Enterprises 5,988 16,768 10,780 10.8% 7,926 8,842

Administrative and Waste Services 24,540 27,372 2,832 1.1% 28,379 (1,007)

Educational Services 9,492 8,900 (592) -0.6% 10,770 (1,870)

Health Care and Social Assistance 30,756 37,434 6,678 2.0% 36,264 1,170

Arts, Entertainment, and Recreation 7,379 7,521 142 0.2% 7,926 (405)

Accommodation and Food Services 18,233 22,000 3,767 1.9% 20,046 1,954

Other Services (except Public Administration) 14,878 17,657 2,779 1.7% 16,010 1,647

Federal Civilian 780 910 130 1.6% 785 125

Military 1,531 1,368 (163) -1.1% 1,419 (51)

State Government 1,954 2,114 160 0.8% 1,958 156

Local Government 18,863 18,861 (2) 0.0% 18,700 161

TOTAL 318,574 371,575 53,001 1.6% 358,104 13,471

* Employment level in each industry had it grown at the same rate as its counterparts at the national level over the same period.

SOURCE: U.S. Department of Commerce, Bureau of Economic Analysis
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When the shift share analysis is applied to the city of Cornelius, growth was also slow compared to the rest of the country. 

The best performing sectors on this measure in the local economy were retail trade, wholesale trade, construction, 

healthcare & social services, accommodation & food service, and government.  

 

FIGURE 4.07: INDUSTRY SECTOR SHIFT SHARE ANALYSIS, CITY OF CORNELIUS (2011 – 2021) 

 

Standardized Regional

Industry 2011 2021 Total AAGR Level - 2021* Shift

Agriculture, forestry, fishing, and hunting 49 48 (1) -0.2% 53 (5)

Mining 0 0 0 0.0% 0 0

Construction 148 282 134 6.7% 198 84

Manufacturing 310 281 (29) -1.0% 328 (47)

Utilities 0 0 0 0.0% 0 0

Wholesale trade 77 149 72 6.8% 79 70

Retail trade 590 725 135 2.1% 629 96

Transportation 48 29 (19) -4.9% 85 (56)

Delivery and warehousing 7 11 4 4.6% 12 (1)

Information 62 38 (24) -4.8% 66 (28)

Finance and Insurance 35 34 (1) -0.3% 42 (8)

Real Estate and Rental 14 20 6 3.6% 18 2

Professional, Scientific, and Technical Services 67 40 (27) -5.0% 83 (43)

Management of Companies and Enterprises 0 0 0 0.0% 0 0

Administrative and Wast Management 150 124 (26) -1.9% 173 (49)

Educational services 180 190 10 0.5% 204 (14)

Health care and social assistance 304 412 108 3.1% 358 54

Arts, Entertainment, and Recreation 6 0 (6) -100.0% 6 (6)

Accommodation and Food Services 148 210 62 3.6% 163 47

Other services 84 87 3 0.4% 90 (3)

Government 68 85 17 2.3% 63 22

TOTAL 2,347 2,765 418 1.7% 2,651 114

* Employment level in each industry had it grown at the same rate as its counterparts at the national level over the same period.

SOURCE: U.S. Department of Commerce, Bureau of Economic Analysis
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D. REGIONAL EMPLOYMENT PROJECTION (OED) 
The State of Oregon produces employment forecasts by sector at the broader regional level, which groups Clackamas, 

Multnomah, and Washington Counties together. The most recent forecast anticipates a gain of 148,500 jobs from 2021 

through 2031, reflecting an average annual growth rate of roughly 1.4% during the period. This area has historically seen 

strong growth, and recovery from the COVID pandemic has been promising. 

 

In this region, the industries projected to experience the most growth are leisure & hospitality, information, 

trade/warehousing/utilities, and education. Only the finance sector is projected to experience negative growth in the 

coming years. 

 

FIGURE 4.08: PROJECTED EMPLOYMENT GROWTH BY SECTOR, PORTLAND TRI-COUNTIES, 2021-2031 

 
SOURCE: Oregon Employment Department, Workforce and Economic Research Division 
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V. CORNELIUS TARGET INDUSTRIES ANALYSIS 
The preceding analysis provides a basis for narrowing of target industries for the City of Cornelius. These indicators point 
to sectors of past and potential growth, as well as locally expressed economic development vision for the community. The 
following is a summary of targeted sectors and indicators for Cornelius. 
 

 
 
These broader analyses arrived at similar conclusions of the advantageous industries for Cornelius, including manufacturing, 
construction, health care, education, wholesale and retail, and agricultural support services. 
 

CITY OF CORNELIUS TARGET INDUSTRIES  
The preceding analysis of industry strengths and regional priorities provided a foundation for the discussion of local target 
industries for the City of Cornelius. Through the EOA planning process, the community recommends the following list of 
priority sectors to help meet the community’s economic development goals. 
 
The selected industries reflect the community’s historical strengths and advantages, regional trends, and local goals and 
objectives.  These are discussed in more detail in the following pages: 
 

• Manufacturing 

• Health Care 

• Retail Trade 

• Construction 

• Education 

• Wholesale Trade 
 

Note: The following discussion of target sectors relies on the most recent QCEW data from the Oregon Employment 

Department, dating to 2021.  Total employment figures are updated to an estimate for 2023 in the following section of this 

report. 

  

Cornelius Targets and Indicators

CITY OF CORNELIUS STRONG LOCATION QUOTIENT

Current Largest Employers Metal  Manufacturing

Retai l  Trade Wood Manufacturing

Health Care and Socia l  Ass is tance Education

Construction Retai l  Trade

Manufacturing Agricultura l  Services

Leisure & Hospita l i ty Construction

Education

BUSINESS OREGON - Statewide Targets
Outdoor Gear and Apparel

STRONG SHIFT SHARE INDICATOR Forestry & Wood Products

Retai l  Trade Advanced Manufacturing

Construction Bus iness  Services

Wholesa le Trade Food & Beverage

Health Care and Socia l  Ass is tance Bioscience

Accommodation and Food Service Metals  & Machinery

High Technology
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A. MANUFACTURING 
Manufacturing has been a long-standing target sector for the City of Cornelius, and the sector is well represented among 
current businesses. Local employers manufacture products include metal prodcucts, wood products, metals, and electronic 
components. This sector has a strong location quotient indicator in Cornelius. Manufacturing provides good average 
incomes and skill building opportunities to blue-collar workers. 
 

SECTOR SUMMARY: MANUFACTURING 

 
 
The overall employment level in this sector was 281 in 2021, representing roughly 10% of the local employment base. The 
average annual wage was approximately $57,063 per year in 2021. Employment levels in the sector increased by roughly 
4% from 2011 through 2021. 
 
Cluster Strengths 

▪ Good foundation of existing manufacturing businesses and recent growth. 
▪ Diversified inputs and product types. 
▪ Experienced manufacturing work force, and training opportunities. 
▪ Solid wages in many manufacturing subsectors. 

 
Cluster Challenges 

▪ Scaling up the skilled workforce quickly. 
▪ Increasing shortage of appropriate industrial sites. 

 
While manufacturing has experienced secular decline nationwide over many decades, 
there are still many opportunities for producers that benefit from proximity to inputs 
and the intended market, advanced production techniques and skills. Cornelius has 
demonstrated the ability to foster and grow this sector. 
 

TARGET SECTOR STATS

2021 EMPLOYMENT 281

AVERAGE ANNUAL WAGE $57,063

GROWTH 2011-2021 12

ESTIMATED EXPORT EMPLOYMENT 236

MAJOR LOCAL EMPLOYERS

SHELDON MANUFACTURING

TRUSS COMPONENTS OF OREGON INC

EAGLE PRECISION SHEETMETAL INC

KAUFFMAN ENGINEERING LLC

SUMMIT FOODS INC

2021 Average

NAICSDescription Employment Total % Wage

321 Wood Product Manufacturing 50                   11 28.2% $71,524

332 Metal Product Manufacturing 42                   -10 -19.2% $56,193

333 Machinery Manufacturing 107                 107  - $58,590

334 Computer & Electronics 2                      -41 -95.3% $16,410
Manufacturing

Other 122                 -54 -30.7% $41,550

Total 323 12 3.9% $57,063

Growth '11-'21

10.1%

SHARE OF EMPLOYMENT
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B. CONSTRUCTION 
Construction is well-represented in Cornelius, with a strong location quotient and shift share indicators. Many large 

contracting companies are located in the community. Construction firms offer generally well-paying blue-collar jobs with 

excelling on-the-job training and transferrable skills development. Construction firms benefit from the same centralized 

location in the Metro area as many other sectors, with contractors able to access job sites across the region with their 

equipment and workforce. 

 

The construction sector accounted for 282 jobs in 2021, representing roughly 10% of the local employment base. The 
average annual wage was approximately $55,598 per year in 2021. The sector showed very strong growth from 2011 to 
2021, growing by 91%. 
 

SECTOR SUMMARY: CONSTRUCTION 

 
 
Cluster Strengths 

▪ Ongoing demand for construction firms in a growing city and region. 
▪ Centralized location with access for equipment and workforce to Washington County market. 
▪ Experienced construction work force, and training opportunities. 
▪ Generally high blue-collar wages. 

 
Cluster Challenges 

▪ Increasing shortage of appropriate industrial land. 
 
Construction is generally a resilient sector in areas that continue to experience 
organic growth in population and jobs such as Oregon. Even as broader economic 
trends may depress some aspects of real estate development, other sectors are 
often healthy or growing, and specialties such as public infrastructure 
development are resistant to economic cycles. This sector is a good industry for a 
relatively young, diverse, and less educated workforce. 
 
 

TARGET SECTOR STATS

2021 EMPLOYMENT 282

AVERAGE ANNUAL WAGE $55,598

GROWTH 2011-2021 134
ESTIMATED EXPORT EMPLOYMENT 139

MAJOR LOCAL EMPLOYERS

KEN LEAHY CONSTRUCTION INC

H P S CONSTRUCTION INC

JACKSON INDUSTRIES, LLC

SONICOM CORPORATION

SERVPRO OF YAMHILL & TILLAMOOK COUN

HYBRID HEATING & AIR CONDITIONING

2021 Average

NAICS Description Employment Total % Wage

236 Building Construction 61                 35 134.6% $41,982

237 Civil/Infrastructure Construction 58                 10 20.8% $66,404

238 Subcontractors 163              89 120.3% $56,848

Total 282 134 91% $55,598

Growth '11-'21

10.2%

SHARE OF EMPLOYMENT
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C. HEALTH CARE AND SOCIAL SERVICES 
With 15% of local employment, the Health Care and Social Services sector is the second largest employer in Cornelius behind 

Retail. The sector has a strong location quotient and shift share, having growth swiftly over the last decade.  

 

Like most communities, Cornelius will increasingly face growing health care needs from a growing and aging population. 

The health care needs of the Baby Boom generation, the oldest of which are approaching 80 years old and the youngest 

approaching 60, are expected to increase the need for health care facilities and workforce over the next 20 years.  

 

SECTOR SUMMARY: HEALTH CARE AND SOCIAL SERVICES 

 
 
The overall employment level in this sector was 412 in 2021, representing roughly 15% of the local employment base. The 
average annual wage was approximately $44,200 per year in 2021, with a significant range between wages for social 
workers and health care workers. Employment levels in the sector increased 
by 36% from 2011 to 2021. 
 
Cluster Strengths 

▪ Growing and aging population base. 
▪ Low local competition for many specialties and more advanced 

healthcare. 
▪ Ability to serve larger market of western Washington County. 

 
Cluster Challenges 

▪ Potential competition from other Metro medical clusters. 

 
 
D. EDUCATIONAL SERVICES 
Education is a large sector in Cornelius with a strong location quotient. Most local education employment is in the public 

school system however the community has identified the potential to increase adult education and training opportunities 

for the local workforce. This might be pursued through partnerships with local resources like Portland Community College, 

Pacific University, and economic development partners. 

 

TARGET SECTOR STATS

2021 EMPLOYMENT 412

AVERAGE ANNUAL WAGE $44,213

GROWTH 2011-2021 108

ESTIMATED EXPORT EMPLOYMENT 24

MAJOR LOCAL EMPLOYERS

OREGON CHILD DEVELOPMENT COALITION

VIRGINIA GARCIA MEMORIAL HEALTH CTR

HOME CARE WORKERS

HOMEWARD BOUND REHABILITATION INC

2021 Average

NAICS Description Employment Total % Wage

62 Health Care & Social Services 412              108 36% $44,213

Total 412 108 36% $44,213

Growth '11-'21

14.9%

SHARE OF EMPLOYMENT
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Overall, the educational services sector represents roughly 7% of all employment in the city of Cornelius. This translates to 
190 jobs in 2021 with an average annual wage of $48,964. Employment in the cluster grew by 5.6% from 2011 through 
2021, adding 10 jobs in total. 
 

SECTOR SUMMARY: EDUCATIONAL SERVICES 

 
 
Cluster Strengths 

▪ Growing unmet market for local on-going education and workforce training 
▪ Available public and private sector partners 

 
Cluster Challenges 

▪ Few challenges. 

 
 
E. RETAIL TRADE 
The retail trade sector makes up a significant portion of Cornelius’ employment base representing roughly 26.3% of all 
employees within the city. While the city seeks to diversify its employment opportunities into more sectors, the area 
remains a strong location for retail businesses, and has experienced rapid growth over the past decade.  
 

The retail trade sector makes up a significant portion of Cornelius’ employment base employing roughly 26.3% of all 

employees within the city, translating to an employment level of 727 in 2021. During this period, the sector’s average wage 

was $31,168. The sector grew by roughly 23% during this period or 137 jobs from 2011 to 2021.  

 
Cluster Strengths 

▪ Strong location quotient for retail businesses serving a regional market. 
▪ Commercial real estate development supports a balanced fiscal profile for the City. 
▪ Large, experienced workforce. 

 
Cluster Weakness 

▪ Generally low-wage jobs. 
▪ Diminishing number of buildable commercial sites. 

 
 

 

TARGET SECTOR STATS

2021 EMPLOYMENT 190

AVERAGE ANNUAL WAGE $48,964

GROWTH 2011-2021 10

ESTIMATED EXPORT EMPLOYMENT 136

MAJOR LOCAL EMPLOYERS

CORNELIUS ELEM SCHOOL

ECHO SHAW ELEM

CENTRO CULTURAL 

FREE ORCHARDS ELEMENTARY

NW YOUTH BASEBALL LLC

2021 Average

NAICS Description Employment Total % Wage

611 Educational Services 190 10 5.6% $48,964

Total 190 10 5.6% $48,964

Growth '11-'21

6.9%

SHARE OF EMPLOYMENT
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SECTOR SUMMARY: RETAIL TRADE 

 
 
 
F. WHOLESALE TRADE 
 
Wholesale trade has grown quickly in Cornelius, nearly doubling in 
employment over the past decade. This sector offers relatively high wages 
for low-skilled workers. This industry often uses warehousing or commercial 
space, sometimes with yard storage for large items. These businesses often 
have the flexibility to use either industrial or commercial land. As other 
industries grow in the area, as well as ecommerce, wholesale businesses 
tend to thrive. 
 
The overall employment level in this sector was 149 in 2021, representing 
roughly 5.4% of the local employment base. The average annual wage was 
approximately $48,072 per year in 2021. Employment in the wholesale 
trade sector saw relatively strong growth adding 72 new jobs from 2011 to 
2021, or growing by 93.5%. 

 
 
 

TARGET SECTOR STATS

2021 EMPLOYMENT 727

AVERAGE ANNUAL WAGE $31,168

GROWTH 2011-2021 137

ESTIMATED EXPORT EMPLOYMENT 430

MAJOR LOCAL EMPLOYERS

WAL MART ASSOCIATES INC

FRED MEYER

COASTAL FARM & RANCH

WALGREENS

CORNELIUS FOOD/OIL LLC

2021 Average

NAICS Description Employment Total % Wage

444 Building Material & Garden 53 49 1225% $29,127

Equipment Dealers

445 Food & Beverage Retailers 29 7 31.8% $29,214

446 Health & Personal Care Stores 25 -22 -46.8% $39,848

447 Gas Stations 21 1 5.0% $27,400

452 General Merchandise Stores 568 114 25.1% $31,442

Other 31 -12 -27.9% $27,010

Total 727 137 23.2% $31,168

Growth '11-'21

26.3%

SHARE OF EMPLOYMENT
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SECTOR SUMMARY: WHOLESALE TRADE 

 
 
Cluster Strengths 

▪ Strong growth for wholesale businesses serving a regional market. 
▪ Flexible businesses can use a range of sites and locations. 
▪ Higher wages than retail trade, on-the-job skill building. 

 
Cluster Weakness 

▪ Diminishing number of large buildable sites. 
 
  

 
  

TARGET SECTOR STATS

2021 EMPLOYMENT 149

AVERAGE ANNUAL WAGE $48,072

GROWTH 2011-2021 72

ESTIMATED EXPORT EMPLOYMENT 39

MAJOR LOCAL EMPLOYERS

WILCO FARMERS

HILLSBORO PUMP SERVICE PIPE & SUPPL

PAPE MACHINERY INC

BURROWS EQUIPMENT LLC

CROP PRODUCTION SERVICES

2021 Average

NAICS Description Employment Total % Wage

423 Durable Goods Wholesaler 65 43 195.5% $55,569

424 Nondurable Goods Wholesalre 83 29 53.7% $42,206

425 Electronic Markets and Agents 1 0 0% $47,683

Total 149 72 93.5% $48,072

Growth '11-'21

5.4%

SHARE OF EMPLOYMENT
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VI. FORECAST OF EMPLOYMENT AND LAND NEED 
 

CITY OF CORNELIUS EMPLOYMENT FORECASTS 
Goal 9 requires that jurisdictions plan for a 20-year supply of commercial and industrial capacity. Because employment 

capacity is the physical space necessary to accommodate new workers in the production of goods and services, employment 

need forecasts typically begin with a forecast of employment growth in the community.  

 

The previous analysis of economic trends and targeted industries set the context for these estimates. This analysis translates 

those trends into estimates of employment growth by broad industry. Forecasts are produced at the sector or subsector 

level (depending on available information), and subsequently aggregated into two-digit North American Industry 

Classification System (NAICS) sectors. Estimates in this analysis are intended for long-range land planning purposes and are 

not designed to predict or respond to business cycle fluctuation.  

 

The projections in this analysis are built on an estimate of employment in 2023, the commencement year for the planning 

period. Employment growth will come as the result of net-expansion of existing businesses in the community, new business 

formation, or the relocation/recruitment of new firms. Forecast scenarios consider a range of factors influencing growth. 

Long-range forecasts typically rely on a macroeconomic context for growth. The forecast does not consider the impact of a 

significant exogenous shift in employment such as recruitment of a major employer.  

 

A. OVERVIEW OF EMPLOYMENT FORECAST METHODOLOGY 
Our methodology starts with employment forecasts for major commercial and industrial sectors. Forecasted employment 

is allocated to building type, and a space demand is a function of the assumed square footage per employee ratio multiplied 

by projected change. The need for space is then converted into land and site needs based on assumed development 

densities using floor area ratios (FARs).  

 

FIGURE 6.01: OVERVIEW OF EMPLOYMENT FORECAST METHODOLOGY 

 
 

The first analytical step of the analysis is to update covered employment from the 2021 data to the 2023 base year. The 

Quarterly Census of Employment and Wages (QCEW) data was used to determine the City of Cornelius’ covered 

employment by industry through 2021. To update these estimates, we use observed industry specific growth rates for 

Washington County between 2021 and 2023. 

 

EMPLOYMENT 
FORECAST

• By Sector

• Baseline and 
Adjusted

SPACE NEEDS

• SF per Employee

• Magnitude and 
Character of Need

REAL ESTATE 
PRODUCTS

• Office

• Industrial

• Commercial

• Hybrid Products

LAND/SITE 
NEEDS

• Aggregate Need

• Site Requirements
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The second step in the analysis is to convert “covered”2 employment to “total” employment. Covered employment only 

accounts for a share of overall employment in the economy. Specifically, it does not consider sole proprietors or 

commissioned workers. Covered employment was converted to total employment based on observed ratios at the national 

level derived from the Bureau of Economic Analysis. The adjusted 2023 total employment base for the city of Cornelius is 

3,035 jobs.  

 

FIGURE 6.02: UPDATE TO 2023 BASELINE AND CONVERSION OF COVERED TO TOTAL EMPLOYMENT 

CITY OF CORNELIUS (2021 – 2023) 

 
 

B. “SAFE HARBOR” EMPLOYMENT GROWTH RATES 
Oregon Administrative Rules do not require cities to utilize a specific methodology for forecasting future employment 

growth. Instead, the rules state that cities may use some methods, or safe harbor approaches, to forecast job growth [OAR 

660-024-0040(5) and (9)]. Cities are encouraged to base forecasts on identified national, state, and local trends (660-009-

0015). 

 

The OAR mentioned some potential “safe harbor” sources on which the forecasted job growth may be based are: 

 

• Most recent adopted population growth rate for the City (Metro Urban Growth Report, 2021) 

• Most recent forecasted employment growth for the City (Metro Urban Growth Report, 2021) 

• Most recent sectoral job growth forecast for the tri-county region (Oregon Employment Department, 2021 – 2031) 

 

For this analysis these potential assumptions were considered, but ultimately rejected, to generate the 20-year job forecast 

for Cornelius.  Each of these forecasts imply very low employment growth rates that are insufficient to capture the 

 
2  The Department of Labor’s Quarterly Census of Employment and Wages (QCEW) tracks employment data through state employment departments. 

Employment in the QCEW survey is limited to firms with employees that are “covered” by unemployment insurance. 

2021 '21-'23 2023 Total Emp. 2023

Major Industry Sector Employment County Δ1
Estimate Conversion2

Estimate

Construction 282 2.7% 298 82% 363

Manufacturing 281 2.8% 297 98% 304

Wholesale Trade 149 1.1% 152 98% 156

Retail Trade 725 -1.2% 708 95% 743

T.W.U. 40 -6.2% 35 91% 39

Information 38 2.6% 40 95% 42

Finance & Insurance 34 -2.5% 32 92% 35

Real Estate 20 -2.5% 19 92% 21

Professional & Technical Services 40 3.6% 43 91% 47

Administration Services 124 3.6% 133 91% 146

Education 190 2.3% 199 96% 208

Health Care/Social Assistance 412 2.3% 431 96% 452

Leisure & Hospitality 210 9.5% 252 95% 266

Other Services 87 8.6% 103 86% 120

Government 85 4.4% 93 100% 93

TOTAL 2,717 4.4% 2,835 93% 3,035

1/Growth rate calculated using CES data for Washington County

2/ Bureau of Economic Analysis (2020 National Averages)

QCEW Employment
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employment needs from recent and forecasted residential growth in the City, as well as the location advantages of the city 

for attracting large employers going forward. 

 

C. METRO VS. STATE EMPLOYMENT FORECASTS 
Through its periodic forecasting efforts (via the Urban Growth Report), Metro generates growth forecasts for population, 

households, and employment for the cities in the region, as well as the three-county region (Washington, Multnomah, 

Clackamas Counties).  

 

However, a comparison of the three-county employment forecasts prepared by Metro itself, and the three-county 

employment forecasts prepared by the OED show that Metro is not planning to accommodate nearly as much employment 

as the state is predicting (Figure 6.02). 

 

FIGURE 6.02: PORTLAND THREE-COUNTY EMPLOYMENT FORECAST, METRO AND OED 

 
 

Metro has growth projections dating from 2021 and covering the 2020 to 2030 period, while OED has growth projections 

covering the similar 2021 to 2031 period. Metro’s projection includes all land and communities within the three counties, 

not just those within the UGB, and will be used in Metro’s updated Urban Growth Report. Some of the findings are 

summarized below: 

 

• Metro projects just 44% of the total job growth projected by OED in the three counties (65k vs. 148k). 

• OED projects an average annual employment growth rate of 1.4% per year during this period, while Metro projects 

a much lower rate of 0.6% per year. 

• Metro’s projected employment growth rate is much lower than the average annual population growth rate 

experienced over the last 10- or 20-year periods. In fact, Metro is planning for far fewer new jobs (65k) than Metro’s 

accompanying projection of the number of new households (114k) over the same period. (This would be less than 

0.6 new jobs for each new household.) 

• As Metro uses this adopted employment forecast for regional land use planning, it will plan for only enough 

employment lands (commercial and industrial) to accommodate a fraction of what state economists predict the 

three-county region will see. 

• Even if the Metro UGB were to absorb 100% of Metro’s own projected employment growth, this would leave nearly 

83k jobs (or 54% of the total) from the OED forecast for the three counties, unaccounted for over the next 10 years. 

OED Projection (2021-2031)1

3-County Area: 1,010,500 1,159,000 148,500 15% 100%

Metro Projection (2020-2030)2

3-County Area: 1,026,032 1,091,568 65,536 6% 44%

Metro UGB Cities: 869,782 916,928 47,146 5% 32%

Unincorporated Areas: 142,058 160,054 17,996 13% 12%

Non-Metro Cities: 14,192 14,586 394 3% 0.3%

1 
Portland Tri -County Industry  Projections  2021-2031, Oregon Employment Department (11/21)

2 
2045 Dis tributed Forecast of Population, Households , and Employment, Metro (2/21)

2020/1 2030/1
Employment 

Growth

Share of OED 

Forecast
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• In short, the Metro employment forecast does not seem in keeping with historical and projected household growth 

rates and economic development goals to maintain sufficient employment land to facilitate business formation and 

job opportunities. 

 

In the case of Cornelius, the latest adopted Metro forecast (2021) seems too low to match recent community growth, or 

local economic goals. Metro’s forecasted employment growth rate (1.2%) is lower than the forecasted population (1.3%) 

or household (1.6%) growth rates over the same period, which would exacerbate the already low jobs-to-housing balance 

in the city (see next section). 

 

D. JOBS/HOUSING BALANCE - CORNELIUS 
The City of Cornelius has long identified an imbalance between the number of local residents and the number of local jobs 

as an economic and fiscal challenge to the community. Communities with a low jobs-to-housing ratio, like Cornelius, face a 

fiscal mismatch between a relatively high number of households, which often place a higher demand on public services 

than they pay in local taxes, and relatively fewer commercial and industrial land uses which tend to provide net-positive tax 

revenue to pay for public services.  

 

“Bedroom communities” face the challenge of serving growing residential neighborhoods without the employment uses to 

help fund robust services and infrastructure. The challenge is even more acute in communities with lower average incomes 

and property value levels, such as Cornelius.  According to the latest Census data, the local median income is over 20% 

lower than median income of Washington County. 

 

Cornelius also emphasizes greater local job growth so that local working residents can find employment closer to home. 

Proximity of employment makes it easier for workers to use active transportation and public transit for commuting and 

creates a more cohesive community where more resident spending takes place locally throughout the day. 

 

As of 2023, the City of Cornelius had an estimated 3,035 local jobs available for its 4,702 households (Metro). This is a jobs-

to-household ratio of 0.64 jobs for each household.  At the same time, it is estimated that there are an average of 1.5 

workers for each household in Cornelius. The Census estimates that only 5% of local working residents work in Cornelius, 

while the remainder commute to other communities to find employment. 

 

Improving local employment opportunities, including adding high-wage jobs in growing industries, is a key economic 

development goal, as identified in the adopted 2017 EOA report. Balancing the jobs-to-housing ratio in Cornelius forms 

the basis of the forecasted job growth and land need discussed in the following section. 

 

E. ADOPTED EMPLOYMENT GROWTH RATE FORECAST (CORNELIUS) 
As noted, the Goal 9 statute does not have a required method for employment forecasting, but outlines several safe harbor 

methods, which are intended to provide jurisdictions an accepted methodological approach. In this case, the safe harbor 

approaches, reliant on either low Metro growth forecasts, or OED sector forecasts applied to the low current local 

employment base, are both inadequate to meet local economic development goals.  The safe harbor approaches would 

maintain and even exacerbate the longstanding fiscal and jobs/housing imbalances the City seeks to solve. 

 

For that reason, this analysis has adopted an alternative growth scenario aimed at reflecting a more balanced local 

employment base: 

• Cornelius Growth Scenario: Achieve a 1:1 balance of jobs-to-workers by 2043. This means that at least one local 

opportunity would be available for each local working resident. There are an estimated average 1.5 working 
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residents per each household, so this is a higher number and is the higher growth scenario. The number of 

households in Cornelius (5,421) in 2043 is derived from Metro’s most recent adopted forecast. 

Figure 6.03 presents the results of the forecasted growth scenario. The projected annual growth rate of 4.9% results in a 

finding of 4,850 jobs in 2043, to achieve a jobs-to-worker balance. 

 

FIGURE 6.03: 20-YEAR EMPLOYMENT FORECAST, CITY OF CORNELIUS (2023-2043) 

 
Source: Oregon Employment Department, Census, Johnson Economics 

 

2023 2043 Chg. AAGR

Construction 363 888 525 4.6%

Manufacturing 304 1,009 705 6.2%

Wholesale Trade 156 378 222 4.5%

Retail Trade 743 1,523 780 3.7%

T.W.U. 39 94 55 4.5%

Information 42 101 59 4.5%

Finance & Insurance 35 87 51 4.6%

Real Estate 21 35 14 2.7%

Professional & Technical Services 47 91 44 3.3%

Administration Services 146 337 190 4.3%

Education 208 542 333 4.9%

Health Care 452 1,281 829 5.4%

Leisure & Hospitality 266 858 592 6.0%

Other Services 120 463 344 7.0%

Government 93 202 109 4.0%

TOTAL: 3,035 7,888 4,853 4.9%

Industry
Growth Scenario (1:1 Jobs/Worker)

0 200 400 600 800 1,000
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20-Year Growth in Employment
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Broader economic trends are useful in creating a baseline understanding of growth prospects by industry. Forecasts 

grounded in broad based economic variables do not account for the realities of local businesses and trends among evolving 

industries. Any long-term forecast is inherently uncertain and should be updated on a regular basis to reflect more current 

information. This is particularly true in a smaller jurisdiction such as Cornelius, in which a single large firm’s location and/or 

operational decision may substantively impact the rate of growth.  

 

EMPLOYMENT LAND NEED FORECAST (CORNELIUS) 
The next step in this analysis is to convert projections of employment into forecasts of land demand over the planning 

period. The methodology begins by allocating employment by sector into a distribution of building types in which those 

economic activities typically locate. As an example, insurance agents typically locate in traditional office space, usually along 

commercial corridors. However, a percentage of these firms locate in commercial retail space adjacent to retail anchors. 

Cross tabulating this distribution provides an estimate of employment in each real estate typology.  

 

The next step converts employment into space using estimates of the typical square footage exhibited within each typology. 

Adjusting for typical market vacancy we arrive at an estimate of total space demand for each building type. 

 

Finally, we can consider the physical characteristics of individual building types and the amount of land they typically require 

for development. The site utilization metric commonly used is referred to as a “floor area ratio” or FAR. For example, assume 

a 25,000-square foot general industrial building requires roughly two acres to accommodate its structure, setbacks, parking, 

and necessary yard/storage space. This building would have an FAR of roughly 0.29. Demand for space is then converted to 

net acres using a standard floor area ratio FAR for each development form. 

 

A. 20-YEAR LAND DEMAND ANALYSIS  
In this analytical step we allocate employment growth into standard building typologies. The building typology matrix 

represents the share of sectoral employment that locates across various building types.  

 

FIGURE 6.04: DISTRIBUTION OF EMPLOYMENT BY SPACE TYPE, CITY OF CORNELIUS 

 
Source: Johnson Economics 

Industry Sector Number AAGR Office Institutional Flex/B.P Gen. ind. Warehouse Retail

Construction 525 4.6% 10% 0% 18% 44% 18% 10%

Manufacturing 705 6.2% 8% 0% 24% 60% 8% 0%

Wholesale Trade 222 4.5% 8% 0% 22% 20% 40% 10%

Retail Trade 780 3.7% 5% 1% 6% 0% 20% 68%

T.W.U. 55 4.5% 10% 0% 17% 0% 73% 0%

Information 59 4.5% 25% 0% 25% 40% 0% 10%

Finance & Insurance 51 4.6% 62% 1% 15% 1% 1% 20%

Real Estate 14 2.7% 62% 1% 15% 1% 1% 20%

Professional & Technical Services 44 3.3% 62% 1% 15% 1% 1% 20%

Administration Services 190 4.3% 62% 1% 15% 1% 1% 20%

Education 333 4.9% 20% 53% 15% 1% 1% 10%

Health Care 829 5.4% 30% 53% 2% 0% 0% 15%

Leisure & Hospitality 592 6.0% 15% 1% 12% 1% 1% 70%

Other Services 344 7.0% 50% 1% 27% 1% 1% 20%

Government 109 4.0% 33% 35% 10% 6% 1% 15%
TOTAL 4,853 4.9% 20% 14% 14% 15% 9% 27%

20-year Job Forecast BUILDING TYPE MATRIX
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FIGURE 6.05: ASSUMED DISTRIBUTION OF SPACE BY TYPE AND INDUSTRY SECTOR, CITY OF CORNELIUS 

 
Source: Johnson Economics 

 

FIGURE 6.06: NET CHANGE IN EMPLOYMENT ALLOCATED BY BUILDING TYPE, CITY OF CORNELIUS – 2023-2043 

 
Source: Johnson Economics 

 

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
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Administration Services

Education

Health Care

Leisure & Hospitality

Other Services

Government

Office Institutional Flex/B.P Gen. ind. Warehouse Retail

Industry Sector Office Institutional Flex/B.P Gen. Ind. Warehouse Retail Total

Construction 53 0 95 231 95 53 525

Manufacturing 56 0 169 423 56 0 705

Wholesale Trade 18 0 49 44 89 22 222

Retail Trade 39 8 47 0 156 531 780

T.W.U. 5 0 9 0 40 0 55

Information 15 0 15 24 0 6 59

Finance & Insurance 32 1 8 1 1 10 51

Real Estate 9 0 2 0 0 3 14

Professional & Technical Services 27 0 7 0 0 9 44

Administration Services 118 2 29 2 2 38 190

Education 67 177 50 3 3 33 333

Health Care 249 440 17 0 0 124 829

Leisure & Hospitality 89 6 71 6 6 414 592

Other Services 172 3 93 3 3 69 344

Government 36 38 11 7 1 16 109

TOTAL 984 675 670 744 453 1,328 4,853

NET CHANGE IN EMPLOYMENT BY BUILDING TYPE - 2023-2043
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Under the employment forecast scenario, employment housed in retail and office space accounts for the greatest share of 

growth, followed by employment housed in institutional, general industrial, flex/business park, and warehouse/distribution 

space. 

 

Employment growth estimates by building type are then converted to demand for physical space. This conversion assumes 

the typical space needed per employee on average. This step also assumes a market average vacancy rate, acknowledging 

that equilibrium in real estate markets is not 0% vacancy. We assume a 10% vacancy rate for office, retail, and flex uses, as 

these forms have high rates of speculative multi-tenant usage. A 5% rate is used for general industrial and warehouse—

these uses have higher rates of owner occupancy that lead to lower overall vacancy. Institutional uses are assumed to have 

no vacancy.  

 

The demand for space is converted into an associated demand for acreage using an assumed Floor Area Ratio (FAR). The 

combined space and FAR assumptions further provide estimates indicated of job densities, determined on a per net-

developable acre basis. 

 

FIGURE 6.07: NET ACRES REQUIRED BY BUILDING TYPOLOGY, CITY OF CORNELIUS– 20-YEAR 

 
Source: Johnson Economics 

 

Commercial office and retail densities are 33 and 20 jobs per acre, respectively. Industrial uses range from 17 for general 

industrial to 7 jobs per acre for warehouse/distribution. The overall weighted employment density is over 16.5 jobs per 

acre, with the projected 4,850-job expansion in the local employment base through 2043 requiring an estimated 293 net 

acres (354 gross acres) of employment land. This includes the need for an estimated 165 buildable industrial acres (194 

gross), and 128 commercial acres (160 gross). 

 

B. BUILDABLE EMPLOYMENT LAND SUPPLY (CORNELIUS) 
The City of Cornelius has completed a Buildable Lands Inventory (BLI) of employment lands. The inventory includes properly 

zoned employment land in the City boundary, and areas outside the City boundary, but within the UGB which have been 

assigned to Cornelius for planning and future annexation. 

 

The following table presents a summary of commercial and industrial lands found in the BLI. (A map of the BLI is attached 

as Appendix A.) The BLI found 63 individual sites that were either vacant or partially vacant for future development of 

employment uses. For the purposes of this analysis, sites which are located next to each other, under common ownership, 

have been consolidated into single development sites. 

 

 

Office Institutional Flex/B.P Gen. Ind. Warehouse Retail Total

Employment Growth 984 675 670 744 453 1,328 4,853

Avg. SF Per Employee 350 600 990 600 1,500 500 660

Demand for Space (SF) 344,400 404,800 663,000 446,500 679,000 664,100 3,201,800

Floor Area Ratio (FAR) 0.30 0.30 0.30 0.25 0.25 0.25

Market Vacancy 10.0% 0.0% 10.0% 5.0% 5.0% 10.0%

Implied Density (Jobs/Acre) 33.6 21.8 11.9 17.2 6.9 19.6 16.6

Net Acres Required 29.3 31.0 56.4 43.2 65.6 67.8 293.2

Share for infrastructure (Net-to-Gross) 20% 20% 15% 15% 15% 20% 17%

Gross Acres Required 36.6 38.7 66.3 50.8 77.2 84.7 354.3

DEMAND BY GENERAL USE TYPOLOGY, 2020-2040
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FIGURE 6.08: BUILDABLE LAND INVENTORY OF EMPLOYMENT LANDS, CORNELIUS 

 
Source: 3J Consulting, City of Cornelius 

 

• Cornelius has a total of 63 consolidated buildable employment sites. Adjacent taxlots under common 

ownership are counted as one contiguous site. 

• 65% of these sites are commercial, while 35% are industrial. 

• In terms of total acreage, there is greater acreage of buildable industrial land (64 acres) than commercial 

land (44 acres). 

• There is a single remaining contiguous industrial site, under common ownership, of 24.3 acres, and 

another industrial site of 12.6 acres. All other industrial sites (90%) are less than 5 acres in size, and 45% 

are less than one acre in size. 

• There are two commercially zoned sites of between 5 and 10 acres, with the largest being 8.2 acres. 71% 

of remaining commercial sites are less than one acre in size. 

• Note that there is a significant distinction between capacity and readily available site supply. The readily 

available inventory must currently have appropriate entitlements and infrastructure capacity to 

accommodate short-term development. 

 

Buildable

ZONE # of Sites Total Acres Acres <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

C2 22 22.0 19.7 14 8 0 0 0 0

CC 3 1.5 1.3 3 0 0 0 0 0

CMU 10 2.4 2.2 10 0 0 0 0 0

COM 1 6.6 5.3 0 0 1 0 0 0

GMU 5 31.5 15.7 2 2 1 0 0 0

I 3 57.4 40.2 0 1 0 1 1 0

LI 2 3.9 2.0 1 1 0 0 0 0

M1 17 36.4 21.8 9 8 0 0 0 0

63 161.7 108.1 39 20 2 1 1 0

ZONE # of Sites Total Acres BLI <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

Commercial: 41 64.0 44.1 29 10 2 0 0 0

Industrial: 22 97.7 64.0 10 10 0 1 1 0

TOTAL: 63 161.7 108.1 39 20 2 1 1 0

ZONE # of Sites Total Acres BLI <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

Commercial: 65% 40% 41% 71% 24% 5% 0% 0% 0%

Industrial: 35% 60% 59% 45% 45% 0% 5% 5% 0%

TOTAL: 100% 100% 100% 62% 32% 3% 2% 2% 0%

Number of Sites by Acreage
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C. COMPARISON OF 20-YEAR LAND NEED TO BUILDABLE SUPPLY 
As discussed in the prior section, there is an estimated total need of 293 net acres of employment lands over the coming 

20-year period to meet the City’s economic goals and create a strong fiscal and employment balance in the community. 

 

Figure 6.09 summarizes the comparison of forecasted need and remaining buildable supply. There is not sufficient buildable 

land supply in either acreage or number and types of sites to accommodate the anticipated growth or meet the needs of 

Cornelius’ growth and the regional industrial cluster of which it is part. The analysis finds a need for roughly 84 net acres of 

additional Commercial land and 101 net acres of additional Industrial land over 20 years to accommodate the forecasted 

need. 

 

FIGURE 6.09: RECONCILIATION OF FORECASTED LAND NEED AND BUILDABLE LAND INVENTORY, CORNELIUS 

 
Source: Johnson Economics, 3J Consulting 

 

This is a bulk land need finding that does not take into account the types and sizes of individual sites needed for the 

forecasted types of employment growth. As noted in the previous chapter, Cornelius is home to a larger share of large 

employers than the national trend. In addition, regional trends point to the need for more consolidated large-lot sites, 

particularly for industrial users in the coming decades. This is discussed in the following sections. 

  

Demand (20-yr) Land Need

Buildable Land Need Surplus or

ZONE # of Sites Net Acres (Acres) (Deficit)

Commercial: 41 64.0 44.1 128.0 (83.9)

Industrial: 22 97.7 64.0 165.2 (101.2)

Total: 63 161.7 108.1 293.2 (185.1)

Supply (BLI)

Total Net 

Acres
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VII. LARGE LOT LAND NEED 
 

REGIONAL LARGE-LOT INDUSTRIAL LAND SHORTAGE 
The shortage of large industrial sites in Oregon, shovel-ready or not, is well established and has been an on-going topic of 

discussion in localities, the Portland Metro region, and statewide. The recent passage of the $52 billion Federal CHIPS Act, 

which should be a boon to the region’s important semiconductor sector has triggered a renewed assessment of the 

industrial land inventory available to respond quickly when economic development opportunities arise. 

 

The preliminary results of the Oregon Semiconductor Competitiveness Task Force, chaired by the Oregon’s Governor, US 

Senator, and the CEO of Portland General Electric has recently reached dire conclusions about the State’s ability to 

accommodate new large industrial users and suppliers with the available industrial land and site sizes available. 

 

Metro has studied land readiness over the last decade, periodically updating its inventory of remaining industrial sites and 

assessing them for readiness. The sites are ranked in Tiers, indicating readiness for near-term development, with Tier 1 sites 

being ready and Tier 3 being the least ready. When last updated in 2017, there were 47 sites over 25 acres in size. The Task 

Force recently updated the inventory to find that the supply had fallen by 40% to 28 total sites.  Only two non-contiguous 

Tier 1 sites remain, totaling 82 acres, and these sites lack the size to be adequate for large industrial users.  

 

FIGURE 7.01: PORTLAND METRO INVENTORY OF LARGE INDUSTRIAL SITES 

 
Source: Oregon Semiconductor Competitiveness Task Force, Mackenzie 

 

While the Task Force is focused on the semiconductor industry (discussed more below), it should be noted that this is the 

total industrial inventory available for all categories of industrial users in the Metro boundary. As the Tier categories imply, 

much of the remaining inventory also faces barriers to quick access and infrastructure service.  

 

These findings support the conclusion that the region currently has few to no sites to offer a large new industrial business 

recruitment or major expansion of an established industry. As the Task Force points out: 

 

A major component of economic competitiveness is the time it takes to assemble the baseline ingredient of 

development: industrial land. In many states and countries this isn’t a challenge, but in Oregon, it has become a 

serious barrier in achieving our goals surrounding shared economic prosperity. 

As established in this report’s “Opportunity” section, Oregon is on the cusp of a 1990s-like semiconductor boom 

when billions were invested and industry employment more than doubled. That boom was facilitated by 2,000+ 

acres of industrial land. 

              

    

2011  
Inventory 

2014  
Inventory 

2017  
Inventory  

2022  
Inventory   

  Tier 1 9 14 10 2   

  Tier 2 16 17 11 6   

  Tier 3 31 23 26 20   

  Total 56 sites 54 sites 47 sites 28 sites   

              
 



 

CITY OF CORNELIUS | ECONOMIC OPPORTUNITIES ANALYSIS     43 
 

As discussed [in the report], this subcommittee found that Oregon faces a serious shortage of available, 

development-ready large industrial sites relative to 1990s-like demand. If left unaddressed, the shortage presents 

a critical threat to Oregon’s semiconductor industry competitiveness…. 

…Our lack of industrial land is a chronic problem that has been vividly exposed by the surge [of] interest in 

semiconductor expansion3 

- Oregon Semiconductor Competitiveness Task Force  

CHIPS ACT AND SEMICONDUCTOR INDUSTRY 
The shortage of industrial sites is made especially pressing by the passage of the $52 billion CHIPS Act which is aimed to 

benefit domestic semiconductor chip manufacturers and suppliers. The Act also signals a strong commitment to boost the 

industry that may produce additional future funding and incentives as well.  

 

A major beneficiary if not the largest beneficiary of this federal spending will be Intel, the world’s largest semiconductor 

company and the largest private employer in Oregon with an estimated 22,000 employees statewide. Considering that 

Intel’s Oregon campuses are the company’s “largest and most comprehensive” sites, they may see a sizable allocation of 

the CHIPS subsidies to Intel. The allocation of funding to different companies, and thus states or regions, is unknown at this 

time but financial and stock analysts have predicted that the company could see a benefit of $10 to $19 billion. 

 

Intel is also the center of the large cluster of industry partners, competitors, and suppliers that Intel has attracted in the 

“Silicon Forest.” This cluster is already arguably the most important statewide economic engine outside of natural 

resources, supplying very high-wage employment, attracting talent and investment, and driving high tech innovation in the 

state. 

 

Besides Intel, Oregon is home to roughly 150 related companies employing 10,000 additional workers. Oregon’s economic 

output from this sector is second only to Texas.4 And the state is home to an estimated 15% of the sector’s domestic 

workforce. 

 

As the Task Force’s initial report finds “the semiconductor industry is especially prone to clustering” due to efficiencies of 

pooling talent, suppliers, and collaborators in one region. For this reason, the economic impact of the CHIPS Act is 

anticipated to be especially strong in the Portland metropolitan area, and Washington County where this cluster is already 

established. The report concludes that the industry “…is highly likely to continue clustering in the Metro region, with smaller 

but significant nodes of supplier-related activity in the Willamette Valley.” 

 

The Task Force concludes there is a “short-term” need for the following, with a goal to make progress “heading in to the 

2023 legislative session”: 

 

• Engaging local jurisdictions within Portland Metro and Willamette Valley to determine land availability and 

site readiness for semiconductor expansion in their respective communities.   

• Reviewing responses against criteria to create an updated map of sites of significance for semiconductor 

expansion both inside and outside the Urban Growth Boundary based on planning documents and 

community interest.  

 
3 “Seizing Opportunity, Initial Report and Subcommittee Findings”, Oregon Semiconductor Competitiveness Task Force, August 2022. 
Pages 20, 23. 
4 Terry, Lynne. “Semiconductor bill that would benefit Oregon passes first hurdle,” Oregon Capital Chronicle, July 2022. 
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• Creating an updated map to identify sites most suitable for semiconductor expansion during this next growth 

cycle, including the following, keeping in mind demand could exceed these needs:  

o Two sites of approximately 500 acres to accommodate large-scale semiconductor R&D and/or 

production fabrication operations. 

o Four sites of 50-100 acres suitable for independent device manufacturers or major semiconductor 

equipment manufacturers. 

o At least eight sites of 15-35 acres to enable key suppliers to the semiconductor cluster to expand.5 

[All emphasis added] 

- Oregon Semiconductor Competitiveness Task Force  

 

As noted, the region does not currently offer sites of anywhere near 500 acres, or even Tier 1 sites of 50+ acres. This new 

inventory must be identified quickly, as nearly half the funds of the CHIPS Act are planned to be spent in the first two years, 

and all funds over five years. 

 

In a matter of months, the Task Force narrowed down the potential location of two 500-acre sites, both located in western 

Washington County. These sites are aimed at very large, high investment industrial tech employers. The recruitment of 

these employers would encourage the growth of complementary businesses in that industry cluster, each needing large-lot 

development sites of their own. 

 

Local Readiness 

The short-term process outlined by the Task Force specifies collaborating with local jurisdictions to find partners interested 

in making land and sites available quickly, “both inside and outside the Urban Growth Boundary”. 

 

Because of the deliberative nature of Oregon land use planning and the Urban Growth Boundary amendment process it will 

be a challenge for most communities to respond expeditiously to this short-term need. This will increase the importance 

and priority of communities with the current “planning documents and community interest,” as specified. These 

communities will be able to move the quickest to make more industrial land available to serve regional and state needs. 

 

Cornelius is expediting a UGB Amendment study to identify the need for new employment land, including large sites. As a 

community underway in the planning process and located directly adjacent to the North Hillsboro semiconductor (and other 

industrial) cluster in the Silicon Forest, Cornelius is an excellent potential partner for facilitating short-term industrial land 

readiness in keeping with the goals and identified needs of the State Task Force. The recruitment of large-lot industrial users 

is in alignment with the findings of this EOA, and the future target industries identified to improve the City’s current jobs to 

housing imbalance. 

 

 

  

 
5 “Seizing Opportunity, Initial Report and Subcommittee Findings”, Oregon Semiconductor Competitiveness Task Force, August 2022. 

Pages 22. 
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VIII. FINDINGS AND RECOMMENDATIONS 
 

SUMMARY OF FINDINGS 
The EOA report points to several key conclusions regarding economic development goals and target industries in Cornelius 

over the next 20 years.  It also quantifies projected employment growth and land need within the UGB, and the adequacy 

of the current supply of employment land to meet that need. 

 

Employment Growth 
Cornelius is home to an estimated 3,035 jobs as of 2023.  The largest sectors by number of jobs are retail trade, health care 

and social assistance, construction, and manufacturing. 
 

Based on a forecasted annual growth rate of 4.9%, the city is expected to add roughly 4,850 jobs by 2043.  The greatest 

growth in number of jobs is projected to be in many of the same strong sectors, along with education and wholesale trade. 

The forecasted 20-year employment growth would improve the current imbalance in locally available jobs to the number 

of workers in Cornelius, which currently exports most of its labor to neighboring communities. It would also emphasize 

higher wage industries to support these local households. 

 

Broken down into broad categories of employment that tends to use commercial office/retail space, or that tends to use 

industrial space, the analysis forecasts that the 20-year demand for new employment land will be somewhat more weighted 

towards industrial land (56%) than commercial land (44%). 

 

Expanding & Target Industries 
The city has current advantages in several key industries including manufacturing of a wide range of product types, 

construction, retail, and health care. However, in keeping with the identified economic objectives, a range of potential 

target industries for growth were identified through this process.   

 

The target industries reflect industries where the area has shown historic strength, as well as sectors with robust growth 

potential and consistency with the locally expressed vision for the community: 

 

1) Manufacturing 

2) Construction 

3) Health Care and Social Assistance 

4) Education 

5) Retail Trade 
6) Wholesale Trade 

 

Supporting growth in a range of industries will help the community build a more diverse and sustainable employment and 

tax base for the future and be more resilient to economic impacts on the traditional local industries. 

 

Employment Land Need 

The EOA analysis finds that the forecasted 20-year job growth by industry will translate to a need for 293 total net acres 

(354 gross acres) of land zoned for employment uses.  The distribution of land demand between commercial uses (Office, 

Institutional, Retail) and industrial uses (Industrial, Warehouse, Business Park) leans towards industrial (56% vs. 44%). 
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A range of site sizes will be needed ranging from small to large to accommodate the projected business expansion.  Different 

commercial and industrial users have different site requirements driven by the specific nature of their business operations, 

firm size, location and infrastructure requirements, and other factors. 

 

Adequacy of Employment Land Supply 

The Buildable Land Inventory (BLI) of employment lands completed in conjunction with the EOA found a total of 115 net 

buildable acres in Commercial and Industrial zones. 

 

• The projected 20-year need for Commercial land trails the supply significantly, with an estimated 51 net acres of 

commercial land remaining to meet a projected need for 128 net acres. This indicates a deficit of 77 net acres, or 

97 gross acres of Commercial land. 

• There is a projected supply of 64 net acres of Industrial land to meet the forecasted need of 165 net acres. This 

indicates a deficit of 101 net acres, or 120 gross acres of Industrial land. 

• The total estimated deficit of employment land is 179 net acres, or 216 gross acres. 

• 98% of the remaining contiguous development sites in Cornelius are under 10 acres in size, with most being one 

acre or less. Only one contiguous site of over 20 acres remains. Cornelius is without land to meet the needs of 

many medium to large employers, including the large-lot industrial users and CHIP act beneficiaries that the City, 

County, region, and state have identified as economic development targets. 

• The City of Cornelius has adequate infrastructure for transportation, water, sewer, and stormwater ready to extend 

into the likely path of growth for future employment lands to the north of the City. Having this area ready to serve 

will be a significant incentive for attracting prospective industries. 

• North 10th Avenue, which becomes NW Cornelius Schefflin Road, is a county-designated truck route with recent 

improvements to bridge and rural intersection infrastructure to accommodate traffic from new employment uses, 

including truck freight. This facility also provides direct access to the Tualatin Valley Highway (Hwy 8) corridor to 

the south, and US Highway 26 seven miles to the north. These connections can provide regional and interstate 

access to local employers. 

• Adequate City water, sewer, and stormwater infrastructure is currently stubbed at both the N 10th Avenue bridge 

and at N 19th Avenue at the northern city boundary. If employment lands were made available to the north of this 

area, this infrastructure could readily be extended to meet the needs of new industry seeking to locate there. 

• The City is currently in discussions with PGE about the location of a new power substation in the general area. The 

presence of a new substation will greatly increase the attractiveness of the area for industry in general, and power-

intensive industry in particular. The findings of this EOA are supportive of the need to increase power capacity to 

best utilize the remaining and future industrial lands in north and northwest Cornelius. 
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EOA IMPLEMENTATION RECOMMENDATIONS 
This section discusses a range of strategies and/or action items that the city may consider that are consistent with the 

findings of this report. (Adoption of this report does not imply official commitment to any of these steps although some of 

these strategies may be incorporated in Comprehensive Plan policies in some form.) 

 

PROVIDE AN ADEQUATE SUPPLY OF EMPLOYMENT LAND & SITES   
CORE INITIATIVE       

  Actions   Notes   

MEET INDUSTRIAL AND COMMERCIAL LAND NEEDS   
1 Establish and maintain a competitive 

short-term and long-term supply of 
employment land, in readily 
developable sites. 

  The City should maintain an inventory of available 
employment land to meet the 20-year economic 
development needs of the community, including identifying 
sites of varying sizes that can be readily served with new 
infrastructure in the short-term.  Options:  UGB swap or 
expansion to increase the land supply; rezoning of other land 
categories to employment categories; public effort to 
prioritize and serve key employment areas. 

  

2 Prioritize serving key subareas and 
sites identified in the TSP, Capital 
Improvement Plan, Urban Growth 
Report and Regional Trans. Plan 

  Given limited public resources, ensure that all planning 
efforts reflect the prioritization and sequencing of 
infrastructure projects to serve key sites and areas. 

  

4 Encourage infill, redevelopment 
and/or adaptive reuse of obsolete or 
underused properties in current 
employment zones. 

  Existing commercial and retail space in the Downtown area 
and along commercial corridors might be more intensively 
used, accommodating more job growth in existing 
employment areas.  More intensive development and mixed-
use construction often encounter a feasibility gap between 
costs and end value.  Common approaches to bridging this 
gap include TIF funding, tax credit programs, tax incentives, 
and public/private partnerships. 

  

5 Inventory properties that might be 
good opportunity sites for potential 
public/private catalyst projects. 

  Public control of a property by the City, TIF agency, or other 
public agency provides the public with a valuable incentive 
with which to forge a public/private deal that provides public 
benefits that a private development might not.  Examples 
include incentivizing the developer to build at greater 
density, mixed uses, design elements, transit-oriented or 
other design elements, and other public goods.  

  

6 Evaluate assisting in wetland 
mitigation to increase developable 
land inventory, including creating or 
partnering in a wetland mitigation 
bank 

  Costs of mitigating can be prohibitive for industrial users 
while on-site mitigation reduces usable site area and can be 
difficult for a business operator to maintain over time.  
Mitigation banks allow for off-site mitigation.  Credits at 
existing banks can be difficult or expensive to obtain.  A local 
bank would provide more certainty for mitigation; however, 
an extensive interagency process is involved. 

 

7 Facilitate clean up and utilization of 
identified brownfield sites 

  Work with the appropriate agencies to identify requirements, 
as well as potential funding sources, to bring environmentally 
contaminated sites to productive use.  Possible incentives 
include local and state tax abatement programs, and 
surcharge-based clean up funds. 
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POLICY AND CODE STRATEGIES  

8 Continue to improve and streamline 
development regulations and review 
processes where possible, to reduce 
cost and time, and provide 
predictability. 

  The community and city work to be development and 
employer friendly.  

  

9 Ensure that applicable Comp Plan 
designations and zoning allow the mix 
of uses sought in employment areas, 
and if necessary, limit those uses that 
don't contribute to goals. 

 Ensure that the desired zones are in place and permit the 
uses that are foreseen in the City’s existing and future 
employment areas. Where current zoning does not match the 
vision, consider rezoning, or amending zone standards. 

 

10 Review and update Development Code 
language to support the desired 
development types and streetscape 
initiatives. 

 A review of code standards can reveal where the adopted 
standards for elements like building height, setbacks, floor-
area-ratio, parking, etc. may be posing difficulties in achieving 
feasible development in the target industries. Some large-lot 
commercial businesses and industrial users may benefit from 
more flexibility in site and building design to allow for 
creative design solutions and make projects more feasible. 

 

 

 

TARGET INDUSTRIES AND BUSINESS DEVELOPMENT   
CORE INITIATIVE       

  Actions   Notes   

SUPPORT AND EXPAND EMPLOYMENT IN TARGETED INDUSTRIES   
11 Adopt and regularly update target 

industry profiles. 
  Industry patterns can change significantly over time, and 

target industries should be assessed regularly for progress 
on metrics like job creation and new firms. 

  

12 Maintain and enhance business outreach 
and communication. 

  Coordinate business cluster and employment district 
networking opportunities. Participate in efforts of major 
regional economic development partners. Potential actions 
in support of this strategy include developing and updating 
marketing materials, attending industry tradeshows, 
following up on referrals by partner organizations, 
publicizing the success of local businesses, and highlighting 
competitive advantages of the area for proposals. 

  

13 Develop a marketing plan to attract 
businesses within the identified target 
industry business sectors. 

  Assemble and distribute materials of specific interest to 
targeted industries and identify key industry groups.  

  

14 Support and engage regional and 
statewide partners. 

  Regularly meet and coordinate with groups such as the 
Chamber of Commerce, Westside Economic Alliance, 
Greater Portland Inc., Washington County, and Business 
Oregon. Promote available employment space and land. 

  

15 Regularly update Oregon Prospector to 
promote available employment space and 
land to site selectors. 

  Business Oregon provides the Oregon Prospector tool which 
provides open, free data on available employment lands 
across the state, including both industrial and commercial 
properties. Ensure that all key sites are listed, and 
information is accurate and up to date. 
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16 Promote locally available tools: Enterprise 
Zone and Urban Renewal Grant Programs. 

  In all site listings and marketing materials, ensure that the 
benefits of the existing zones are mentioned where 
applicable. 

  

SUPPORT SMALL BUSINESS DEVELOPMENT   
17 Develop and/or market programs to assist 

emerging and under-capitalized firms 
  Technical assistance, micro loans, storefront improvement 

programs, master leases, and credit enhancement.  Refer 
businesses to partner agencies providing grants, training, 
and other programs. 

  

18 Evaluate development of incubator space.   A shared work or incubator space, often affiliated with a 
college, economic development agency, or other agency, to 
provide space for small but promising companies to work 
and collaborate in a subsidized environment while they 
grow. 

  

19 Evaluate development of shared small 
emerging business, fabrication space, 
and/or "makers" collective. 

  Look for opportunities to repurpose existing space to 
support multi-tenant small business spaces.  These provide 
small spaces for craftsmen and artisans to work and share 
tools and knowledge, to incubate new businesses.  A good 
fit for a local economy with a diverse manufacturing base 
and workforce. The community has a density of very small, 
low-barrier businesses providing such as food service, 
craftspeople, and personal services that may not be able to 
afford their own dedicated space. 

  

20 Connect small business opportunities with 
property owners. 

  The City can serve as a clearinghouse or matchmaker, 
matching business needs with local property owners.  This 
could include food carts, which can serve as an incubator for 
future food service tenants. 

  

21 Study Anti-Displacement methods to 
protect existing small businesses in the 
town center. 

 The City should study opportunities to protect established 
small and local businesses from gentrification and 
displacement pressures that can accompany new job 
growth and property appreciation. The City recently 
received a Metro 2040 grant to study anti-displacement 
measures. 

 

WORKFORCE INITIATIVES       
22 Support connections between local 

industry, K-12, PCC, Pacific U, and state 
education and training courses.  

  Help match training programs to employers, potentially 
coordinating internships, or regular interaction with local 
businesses.  Ensure that these programs address target 
industries in particular and stay up to speed on rapidly 
evolving industry norms and technology. 

  

23 Promote workforce training resources.   Increase knowledge of existing resources for job seekers.   

24 Ensure the housing policies allow for an 
appropriate mix of housing for the local 
workforce. 

  The community should strive to provide the full range of 
housing types and price points to meet the needs to the full 
workforce and encourage residents to both live and work in 
Cornelius. 

  

25 Support local affordable housing 
developers 

  Low-wage positions are a foundational component of any 
local economy, and most industries rely on this workforce 
either primarily, or through their supporting firms.  
Subsidized affordable housing is one key segment of the 
workforce housing puzzle. 
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26 Prioritize childcare as a workforce 
readiness issue. 

 Childcare is a commonly identified need for working 
households if all adults are working, or working unusual 
hours, etc. This topic is increasingly raised as an important 
part of attracting and maintaining an available workforce. 
Home-based childcare businesses are also usually a 
category of self-employment, which is identified as a target 
industry. 
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APPENDIX A: INDUSTRY SITE REQUIREMENTS 
This section presents a series of tables that summarize key site requirements for a range of prospective tenant types.6  This is followed by further discussion of 

needs for some industry sectors relevant to the local market. 

 

The 14 site requirements listed on the matrix provide a basis for establishing a profile of the physical and other site needs of the identified industry. The site 

requirements are intended to address the typical needs of each of the industry categories, and it is recognized that there will likely be unique or non-typical needs 

of a specific user that will need to be evaluated by on a case-by-case basis.  

 

The following describes a few general requirements that apply to all industry type categories under consideration and then an overview of the 14 site requirements 

listed on the matrix. 

 

A. GENERAL REQUIREMENTS: 

• The underlying zoning on the site must allow the use outright within the identified category. For example, no zone change, conditional use and/or 
similar land use review is necessary. Many jurisdictions typically require a design or development review which is acceptable, since the timeframe for 
obtaining such design-related approvals will be addressed in the State’s rating system.  

• The site under consideration must be located geographically within a UGB. 

• The site is not located within a 100-year floodplain as mapped by FEMA, although sites with approved FEMA map amendments (e.g., LOMA & LOMR) 
are acceptable. 

• The net contiguous developable area (NCDA) of the site does not include hazardous contaminants as verified by a Level 1 Environmental Report, or 
a Level 2 Report that has received a No Further Action approval from DEQ; or existing wetlands or other natural features which are regulated at the 
State, Federal or local level; or federally endangered species. 

• The NCDA does not contain any cultural or historical resources that have been identified for protection at the State, Federal or local level. 

• The NCDA does not have mitigation plans that can be implemented in 180 days or less. 

 

B. SITE REQUIREMENTS: 

1. Total Site Size: The site size is taken to mean the size of the building footprint and includes buffers, setbacks, parking, mitigation, and expansion space. 

2. Competitive Slope: Most industrial uses require relatively large building footprints that do not accommodate steps in floor slabs, and sloping topography 
will require extensive excavation and retaining systems that increase development cost over flat sites. The figures given are the preferred maximum 
average slope across the developable portion of the site, recognizing that sites with additional area outside the building, or developments with multiple 
building pads, generally will have lower slope earthwork costs than sites with limited space outside the building footprint. 

 
6  Business Oregon, Mackenzie. 
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3. Trip Generation: Sites are frequently limited by a jurisdiction to a specified total number of vehicle trips entering and exiting the site. This site requirement 
is an estimate of the minimum number of average daily trips per acre (based on the range of building coverage) that should be available for each of the 
industrial categories based on the Institute of Traffic Engineers (ITE) Manual-Ninth Edition. The following table lists the ITE codes used to estimate average 
trips for the industry profiles represented in the matrix. 

4. Miles to Interstate or Freight Route:  With few exceptions, access to major freeways or freight routes is critical for the movement of goods. This site 
requirement indicates the typical maximum range of distance, in miles, from the site to the freeway or highway access. The roadways/intersections 
between the site and freeway/highway must generally operate at a level of service ‘D’ or better in accordance with the Highway Capacity Manual 
methodologies and general engineering standards.  

5. Miles to Frequent Transit Service:  Businesses located walking distance (within one-quarter of a mile) to a bus stop that is serviced by a frequent bus line 

enjoy a competitive advantage over others that are more limited in transportation access options.7  

6. Railroad Access:  The need for access to railroad for the movement of goods within each industrial category is dependent upon individual users, so the 
site requirements are identified as either “Preferred,” “Not Required,” or “Avoid” in some cases where the presence of rail may be considered a deterrent 
to business.  

7. Proximity to Marine Port:  The need for access to a marine port for the movement of goods within each industrial category is dependent upon individual 
users.  

8. Proximity to International/Regional Airport:  The need for access to a regional airport for the movement of goods or business travel within each industrial 
category is dependent upon individual users.  

9. Availability of Water: This requirement indicates the minimum sizes of domestic water and fire lines immediately available to the site.  In certain rural 
cases, a comparable supply from an on-site water system (i.e., well or reservoir with available water rights) may be acceptable.  In addition to lines sizes, 
preference for high-pressure water capabilities and average flow demand in gallons per day is specified for each industry type.   

10. Availability of Sanitary Sewer: This requirement indicates the minimum size of public sanitary sewer service line immediately available to the site. In 
certain rural cases, an on-site subsurface system providing a comparable level of service may be acceptable.  Sewer flow requirements were determined 
by calculating a percentage of the water flow for each industry type. 

11. Natural Gas: This requirement indicates the minimum size natural gas line that is immediately available to the site. It is assumed that the pressure demand 
for all industry categories is 40-60 psi. 

12. Electricity:  This requirement indicates the minimum electrical demand readily available to each industry and where proximity to a substation and 
redundancy dependency rank on the continuum of less critical to more critical. Estimated demand is based on review of existing usage from local utility 
providers, referencing industrial NAICS codes for the various profiles. 

13. Telecommunications:  This requirement indicates whether the availability of telecommunication systems are readily available, and where major 
commercial capacity, route diversity and fiber optic lines rank on the continuum of less critical to more critical. All sites are assumed to have a T-1 line 
readily available. 

14. Special Considerations:  Notes on industry-specific factors. 

 
7  We have defined “frequent bus line” as one with service occurring in no longer than 15 minute intervals. 
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PROFILE A B C D E F G H I J
                                                                                     

CRITERIA

Computer & 

Electronic

Manufacturing 

(High-Tech R&D)

Software & 

Media

Multi-Tenant 

Office
Food Processing

Other 

Manufacturing

Life/Bioscience

 R&D Campus
Wholesaling Retail Data Center  Incubator

1 TOTAL SITE SIZE*
Competitive 

Acreage**
5 - 100+ 5 - 15 5 - 20 5 - 25+ 5 - 15+ 20 - 100+ 10 - 25 5 - 20 10 - 25+ 5 - 25+

2 COMPETITIVE SLOPE: Maximum Slope 0 - 5% 0 - 7% 0 - 7% 0 - 5% 0 - 5% 0 - 7% 0 - 3% 0 - 7% 0 - 7% 0 - 5%

3 TRIP GENERATION:                                             
Average Daily 

Trips per Acre
40 - 60 80 - 200₁ 120 - 240₂ 50 - 60 40 - 50 60 - 150 50 - 60₃ 400 - 500₄ 20 - 30 40 - 50

4
MILES TO INTERSTATE OR 

FREIGHT ROUTE:       
Miles w/in 10 w/in 5 w/in 5 w/in 30 w/in 20 w/in 5 w/in 5 w/in 5 w/in 30 N/A

5
MILES TO FREQUENT 

TRANSIT SERVICE

(15 MIN OR LESS) 

Miles 0.6 0.5 0.8 < 0.1 0.2 0.1 0.3 < 0.1 0.1 < 0.1

6 RAILROAD ACCESS:           Dependency  Preferred Not Required Not Required    Preferred    Preferred Preferred Preferred Avoid Avoid N/A

7
PROXIMITY TO MARINE 

PORT:                 
Dependency  Preferred Not Required Not Required  Preferred  Preferred  Preferred Preferred Not Required Not Required N/A

Dependency Competitive Required Preferred  Preferred Preferred Required Not Required Not Required Competitive N/A

Distance 

(Drivetime)

Use is permitted outright, located in UGB or equivalent and outside flood plain; and site (NCDA) does not contain contaminants, wetlands, protected species, 

or cultural resources or has mitigation plan(s) that can be implemented in 180 days or less.
GENERAL REQUIREMENTS

PROXIMITY TO 

INTERNATIONAL/

REGIONAL AIRPORT: The City of Cornelius is located roughly 45 minutes from the Portland International Airport, and roughly 15 minutes from the smaller Hillsboro Airport. These distances are acceptable to 

mediuma and large regional and international corporations.

PHYSICAL SITE

TRANSPORTATION

8
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PROFILE A B C D E F G H I J
                                                                                     

CRITERIA

Computer & 

Electronic

Manufacturing 

(High-Tech R&D)

Software & 

Media

Multi-Tenant 

Office
Food Processing

Other 

Manufacturing

Life/Bioscience

 R&D Campus
Wholesaling Retail Data Center  Incubator

Min.  Line Size 

(Inches/Dmtr)
12" - 16" 6" - 8" 8" - 10" 12" - 16" 6" - 10" 8" - 12" 6" - 10" 8" - 12" 16" 4" - 8"

Min. Fire Line Size 

(Inches/Dmtr)
12" - 18" 8" - 10" 8" - 12" 10" - 12" 8" - 10" 8" - 12" 8" - 10" 8" - 12" 10"-12"

6"

(or alternate 

source)

High Pressure 

Water 

Dependency

Required Not Required Not Required Required Not Required Preferred Not Required Not Required Required Not Required

Flow

(Gallons per Day 

per Acre)

5,200 1,200 1,500 3,150 1,850 2,450 1,200 1,800₅ 50 - 200† 1,200

Min. Service Line 

Size (Inches/Dmtr)
12" - 18" 6" - 8" 8" - 10" 10" - 12" 6" - 8" 10" - 12" 6" - 8" 6" - 10" 8"- 10"

4" - 6"

(or on-site 

source)

Flow

(Gallons per Day 

per Acre)

4,700 1,000 2,000 2,600 1,700 2,000 1,000 1,500₅ 1,000‡ 1,000

Preferred Min. 

Service Line Size 

(Inches/Dmtr)

6" 4" 4" 4" 4" 6" 4" 4" - 6" 4" N/A

On Site Competitive Preferred Competitive Preferred Competitive Competitive Preferred Competitive Preferred Preferred

Minimum Service 

Demand
4 - 6 MW 1 - 2 MW 0.5 - 1 MW 2 - 6 MW 0.5 MW 2 - 6 MW 0.5 MW 0.5 - 1 MW 5 - 25 MW 1 MW

Close Proximity to 

Substation
Competitive Competitive Preferred Not Required Preferred Competitive Not Required Preferred

Required, could 

be on site
Not Required

Redundancy 

Dependency
Preferred Preferred Preferred Not Required Not Required Competitive Not Required Preferred Required Not Required

Major     

Communications     

Dependency

Required Required Required Preferred Required Required Preferred Required Required Preferred

Route Diversity 

Dependency
Required Required Required Not Required Not Required Required Preferred Preferred Required Not Required

Fiber Optic 

Dependency
Required Required Required Preferred Preferred Required Competitive Preferred Required Not Required

UTILITIES

9

10

11

12

13

WATER:                

SEWER:                

NATURAL GAS:                        

ELECTRICITY:                            

TELECOMMUNICATIONS:    
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Source: Business Oregon, Mackenzie 

 

 

PROFILE A B C D E F G H I J
                                                                                     

CRITERIA

Computer & 

Electronic

Manufacturing 

(High-Tech R&D)

Software & 

Media

Multi-Tenant 

Office
Food Processing

Other 

Manufacturing

Life/Bioscience

 R&D Campus
Wholesaling Retail Data Center  Incubator

14

Acreage 

a l lotment 

includes  

expans ion 

space (often an 

exercisable 

option). 

Very high uti l i ty 

demands  in one 

or more areas  

common. 

Sens i tive to 

vibration from 

nearby uses .

₁: Research & 

Development @ 

80 ADTs  per 

acre on the low 

end, estimated 

200 ADTs  per 

acre for genera l  

office on the 

high end.

Location 

speci fic.

₂: Range 

represents  FAR 

0.25 - 0.5 of 

office uses

Location to 

other cluster 

industries .

May require high 

volume/supply of 

water and 

sanitary sewer 

treatment. 

Often needs  

substantia l  

s torage/yard 

space for input 

s torage. 

Ons i te water pre-

treatment 

needed in many 

instances .

Adequate 

dis tance from 

sens i tive land 

uses  

(res identia l , 

parks ) 

necessary.

Moderate 

demand for 

water and 

sewer.

Higher demand 

for electrici ty, 

gas , and 

telecom.

High divers i ty of 

faci l i ties  within 

bus iness  parks .

R&D faci l i ties  

benefi t from 

close proximity to 

higher education 

faci l i ties .

Moderate 

demand on a l l  

infrastructure 

systems.

₃: Genera l  

warehous ing 

rates

₄: Based on 

discount 

warehouse @ 

0.25 FAR

₅: Dependent on 

use, i .e., 

brewery vs . 

restaurant

Location to 

cluster 

industries .

Si te s ize di ffers  due to 

land cost and 

avai labi l i ty.  Urban-

area centers  may 

require 10-20 acres , 

whi le E. Oregon centers  

wi l l  typica l ly use larger 

s i tes .  Also the trend is  

towards  increas ing s i te 

s ize as  cloud s torage 

needs  continue to 

increase.

Power del ivery, water 

supply, and securi ty are 

cri tica l .

Surrounding 

environment (vibration, 

a i r qual i ty, etc.) i s  

crucia l .

May require high 

volume/supply of water 

and sanitary sewer 

treatment.

Often 

establ ished by 

municipa l i ties  

and have 

symbiotic 

relationships  

with col leges  

and/or 

univers i ties .

Terms: 

‡ Data Center Sewer Requirements: Sewer requirement is reported as 200% of the domestic usage at the Data Center facil ity.  Water and sewer requirements for Data Centers 

are highly variable based on new technologies and should be reviewed on a case-by-case basis for specific development requirements.

*Total Site: Building footprint, including buffers, setbacks, parking, mitigation, and expansion space.

'Not Required' does not apply for this industry and/or criteria.

More Critical

'Preferred' increases the feasibil ity of the subject property and its future reuse. Other factors may, however, prove more critical.

'Avoid' factors act as deterrents to businesses in these industries because of negative impacts.

† Data Center Water Requirements: Water requirement is reported as gallons per MWh to more closely align with the Data Center industry standard reporting of Water Usage Effectiveness (WUE).

Less Critical

**Competitive Acreage: Acreage that would meet the site selection requirements of the majority of industries in this sector.

'Required' factors are seen as mandatory in a vast majority of cases and have become industry standards.

'Competitive' significantly increases marketability and is highly recommended by Business Oregon . May also be linked to financing in order to enhance the potential reuse of the asset in case of default. 

SPECIAL CONSIDERATIONS:
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9600 SW NIMBUS AVENUE, SUITE 100 

BEAVERTON, OREGON 97008 

PH: (503) 946.9365 

WWW.3JCONSULTING.COM  

MEMORANDUM 

 

To:  Brendan Buckley 

  Johnson Economics 

 

From:  Steve Faust, AICP 

  Julia Reisemann 

 

Date:  November 29, 2023 

 

Project Name: Cornelius Economic Opportunities Analysis 

RE:    Buildable Lands Inventory Methodology 

 
3J Consulting prepared an estimate of buildable land (BLI) within Cornelius’ Urban Growth 

Boundary (UGB) to determine whether the  land supply is sufficient to meet employment 

needs. The BLI analysis was conducted in accordance with OAR 660-009-0015(3) and uses 

the most current Geographic Information Systems (GIS) data available for the Cornelius 

UGB. 

 

Methodology 

The objective of the BLI is to determine the amount of developable land available for future 

economic development within the UGB. The steps taken to perform this analysis are as 

follows:  

1. Calculate gross acres by plan designation, including classifications for fully vacant 

and partially-vacant parcels. This step entails “clipping” all of the tax lots that are 

bisected by the current UGB to eliminate land outside the current UGB from 

consideration for development at this time. City staff provided quality assurance.  

2. Calculate gross buildable acres by plan designation by subtracting land that is 

constrained from future development, such as existing public right-of-way, parks and 

open space, slopes, and floodplains.  

3. Calculate net buildable acres by plan designation, by subtracting future public 

facilities such as roads and utilities from gross buildable acres. 
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The detailed steps used to create the land inventory are described below. 

 

Employment Land Base  

The employment land base reflects current Cornelius zoning and comprehensive plan 

designations. Properties that are within the employment land base include the following 

land use and zone classifications:  

Commercial 

• Commercial (COM) 

• Highway Commercial (C2) 

• Corridor Commercial (CC) 

• Central Mixed Use (CMU) 

• Gateway Mixed Use (GMU) 

Industrial 

• Industrial (I) 

• Light Industrial (LI) 

• General Industrial (M1) 

 

These classifications have been kept consistent throughout the analysis.  

 

Land Classifications 

The next step in the BLI analysis includes classifying each tax lot (parcel) into one of the 

following categories. In some cases, tax lots had to be split to accompany different plan 

classifications. Split tax lots are treated as individual and might go into any of the categories 

described below. 

Vacant land: Properties with no structures or have buildings with very little value. For purpose 

of the BLI, employment lands with improvement value less than $5,000 are considered 

vacant and the improvement value is 5% or less than the land value. These lands were also 

subjected to review using satellite imagery via Google Earth. If the land is in a committed 

use such as a parking lot, an assessment has been made to determine if it is to be classified 

as vacant, part vacant or developed.  

Partially vacant land: Properties that are occupied by a use (e.g., a home or building structure 

with value over $5,000) but have enough land to be subdivided without the need for 

rezoning. This determination is made using tax assessor records and satellite imagery. For 

lots with structures that have an estimated value of 40% or less than their land value, it is 

assumed that half of the lot is developed and the other half is vacant. Or lots of at least one 

acre in size that have one half-acre of unimproved land. 
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Redevelopment Potential: Occupied properties with a higher land value than the on-site 

structure. Properties must be at least 20,000 sq.ft. to be considered of interest for 

redevelopment. (No such examples were identified in this Buildable Land Inventory.) 

Developed: Properties unlikely to yield additional employment development for one of two 

reasons: they possess existing structures at densities that are unlikely to redevelop over the 

planning period; or they include parcels with land designations that do not permit 

commercial or industrial development.  

Other: Properties which are regarded as unlikely to be developed because they are restricted 

by existing uses such as: public parks, schools, ballfields, roads, and public right-of-way 

(ROW), common areas held by Homeowners Associations, cemeteries, power substations, 

and future residential lots not yet assessed.  

These tax lot classifications were validated using satellite imagery, street view, building permit 

data, and assessor records. Preliminary results were refined based on comments from City staff.  

Development Constraints  

The BLI methodology for identifying and removing development constraints is consistent with 

state guidance on buildable land inventories per OAR 660-009-0015 (3) and 660-038-0130. The 

BLI is intended to include land that is “suitable, available, and necessary for residential and 

economic uses.” “Buildable Land” includes residential and economic designated land within the 

UGB, including vacant, partially vacant; and suitable, available, and necessary for employment 

uses. Public-owned land is generally not considered to be available for new growth unless the 

underlying zoning permits it. It should be noted that “available” in this context does not mean 

that the land is presently on the market. It is assumed in this analysis that such land has the 

potential to come on the market within the 20-year timeframe of this study. Land is “suitable 

for new development” unless it: 

• Is severely constrained by natural hazards as determined by the Statewide Planning 

Goal 7;  

• Is subject to natural resource protection measures determined under Statewide 

Planning Goals 5, 6, 15, 16, 17 or 18;  

• Has slopes over 25 percent;  

• Is within the 100-year flood plain; or  

• Cannot be provided or served with public facilities  

Based on state guidelines and data provided by the City of Cornelius, the following constraints 

have been deducted from the employment lands inventory.  

• Land within floodways is considered 100% constrained. 

• Land within the 100-year floodplain is reduced by 50%.  

• Land in public ownership with no development potential.  

• Industrial land with slopes greater than 10%  
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Buildable Land Inventory 

Based on the methodology described, a Buildable Lands Inventory (BLI) was prepared for the 

City of Cornelius, identifying the remaining buildable parcels of land in the city’s commercial 

and industrial zones.  The available inventory for both commercial and industrial users is limited 

by the prior build-out of most of the city’s employment land. The BLI is summarized in the 

following map and table. 
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Figure 1. Buildable Land Inventory of Employment Lands, City of Cornelius, 2023 
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Figure 2. Summary of Buildable Land Inventory of Employment Lands, City of Cornelius, 2023 

 

 
 

• Cornelius has a total of 63 consolidated buildable employment sites. Adjacent taxlots under 

common ownership are counted as one contiguous site. 

• 65% of these sites are commercial, while 35% are industrial. 

• In terms of total acreage, there is greater acreage of buildable industrial land (64 acres) than 

commercial land (44 acres). 

• There is a single remaining contiguous industrial site, under common ownership, of 24.3 acres, 

and another industrial site of 12.6 acres. All other industrial sites (90%) are less than 5 acres in 

size, and 45% are less than one acre in size. 

• There are two commercially zoned sites of between 5 and 10 acres, with the largest being 8.2 

acres. 71% of remaining commercial sites are less than one acre in size. 

• Note that there is a significant distinction between capacity and readily available site supply. The 

readily available inventory must currently have appropriate entitlements and infrastructure 

capacity to accommodate short-term development. 

 

Buildable

ZONE # of Sites Total Acres Acres <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

C2 22 22.0 19.7 14 8 0 0 0 0

CC 3 1.5 1.3 3 0 0 0 0 0

CMU 10 2.4 2.2 10 0 0 0 0 0

COM 1 6.6 5.3 0 0 1 0 0 0

GMU 5 31.5 15.7 2 2 1 0 0 0

I 3 57.4 40.2 0 1 0 1 1 0

LI 2 3.9 2.0 1 1 0 0 0 0

M1 17 36.4 21.8 9 8 0 0 0 0

63 161.7 108.1 39 20 2 1 1 0

ZONE # of Sites Total Acres BLI <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

Commercial: 41 64.0 44.1 29 10 2 0 0 0

Industrial: 22 97.7 64.0 10 10 0 1 1 0

TOTAL: 63 161.7 108.1 39 20 2 1 1 0

ZONE # of Sites Total Acres BLI <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

Commercial: 65% 40% 41% 71% 24% 5% 0% 0% 0%

Industrial: 35% 60% 59% 45% 45% 0% 5% 5% 0%

TOTAL: 100% 100% 100% 62% 32% 3% 2% 2% 0%

Number of Sites by Acreage
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9600 SW NIMBUS AVENUE, SUITE 100 

BEAVERTON, OREGON 97008 

PH: (503) 946.9365 

WWW.3JCONSULTING.COM 

MEMORANDUM 

 

To:  Brendan Buckley 

  Johnson Economics 

 

From:  Steve Faust, AICP 

  Julia Reisemann 

 

Date:  March 19, 2024 

 

Project Name: Cornelius Economic Opportunities Analysis 

RE:    Buildable Lands Inventory Methodology 

 
3J Consulting prepared an estimate of buildable land (BLI) within Cornelius’ Urban Growth 

Boundary (UGB) to determine whether the  land supply is sufficient to meet employment 

needs. The BLI analysis was conducted in accordance with OAR 660-009-0015(3) and uses 

the most current Geographic Information Systems (GIS) data available for the Cornelius 

UGB. 

 

Methodology 

The objective of the BLI is to determine the amount of developable land available for future 

economic development within the UGB. The steps taken to perform this analysis are as 

follows:  

1. Calculate gross acres by plan designation, including classifications for fully vacant 

and partially-vacant parcels. This step entails “clipping” all of the tax lots that are 

bisected by the current UGB to eliminate land outside the current UGB from 

consideration for development at this time. City staff provided quality assurance.  

2. Calculate gross buildable acres by plan designation by subtracting land that is 

constrained from future development, such as existing public right-of-way, parks and 

open space, slopes, and floodplains.  

3. Calculate net buildable acres by plan designation, by subtracting future public 

facilities such as roads and utilities from gross buildable acres. 
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4. Determine total net buildable acres by plan designation by taking into account 

potential redevelopment locations (of which there were none) and mixed-use 

development opportunity areas.The detailed steps used to create the land inventory 

are described below. 

 

Employment Land Base  

The employment land base reflects current Cornelius zoning and comprehensive plan 

designations. Properties that are within the employment land base include the following 

land use and zone classifications:  

Industrial 

• Industrial (I) 

• Light Industrial (LI) 

• General Industrial (M1) 

Commercial (Other Employment Lands) 

• Commercial (COM) 

• Highway Commercial (C2) 

• Corridor Commercial (CC) 

• Central Mixed Use (CMU) 

• Gateway Mixed Use (GMU) 

These classifications have been kept consistent throughout the analysis.  

 

Land Classifications 

The next step in the BLI analysis includes classifying each tax lot (parcel) into one of the 

following categories. In some cases, tax lots had to be split to accompany different plan 

classifications. Split tax lots are treated as individual and might go into any of the categories 

described below. 

Vacant land: Properties with no structures or have buildings with very little value. For purpose 

of the BLI, employment lands with improvement value less than $5,000 are considered 

vacant and the improvement value is 5% or less than the land value. These lands were also 

subjected to review using satellite imagery via Google Earth. If the land is in a committed 

use such as a parking lot, an assessment has been made to determine if it is to be classified 

as vacant, part vacant or developed.  

Partially vacant land: Properties that are occupied by a use (e.g., a home or building structure 

with value over $5,000). These properties can be redevelopable or have enough land to be 

subdivided without the need for rezoning. This determination is made using tax assessor 

records and satellite imagery. For lots with structures that have an estimated value of 40% 

or less than their land value, it is assumed that half of the lot is developed and the other 
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half is vacant. Lots of at least one acre in size that have one half-acre of unimproved land 

are also considered partially vacant. These lands were subjected to review and scrutinized 

based on their current use. This includes two single family home sites on larger lots outside 

current city limits. The lots are assumed to be partially vacant and land for the current 

homesite is kept intact.  

Redevelopment Potential: Occupied properties with a higher land value than the on-site 

structure. Properties must be at least 20,000sqft to be considered of interest for 

redevelopment. No such examples were identified in this Buildable Land Inventory. 

Developed: Properties unlikely to yield additional employment. Parcels with existing structures 

that are unlikely to redevelop over the planning period or parcels with land designations 

that do not permit commercial or industrial development.  

Other: Properties which are regarded as unlikely to be developed because they are restricted 

by existing uses such as: public parks, schools, ballfields, roads, and public right-of-way 

(ROW); common areas held by Homeowners Associations, cemeteries, power substations, 

and future residential lots not yet assessed.  

These tax lot classifications were validated using satellite imagery, street view, building permit 

data, and assessor records. Preliminary results were refined based on comments from City staff.  

Development Constraints  

The BLI methodology for identifying and removing development constraints is consistent with 

state guidance on buildable land inventories per OAR 660-009-0015 (3) and 660-038-0130. The 

BLI is intended to include land that is “suitable, available, and necessary for residential and 

economic uses.” “Buildable Land” includes residential and economic designated land within the 

UGB, including vacant, partially vacant; and suitable, available, and necessary for employment 

uses. Public-owned land is generally not considered to be available for new growth unless the 

underlying zoning permits it. It should be noted that “available” in this context does not mean 

that the land is presently on the market. It is assumed in this analysis that such land has the 

potential to come on the market within the 20-year timeframe of this study. Land is “suitable 

for new development” unless it: 

• Is severely constrained by natural hazards as determined by the Statewide Planning 

Goal 7;  

• Is subject to natural resource protection measures determined under Statewide 

Planning Goals 5, 6, 15, 16, 17 or 18;  

• Has slopes over 25 percent;  

• Is within the 100-year flood plain; or  

• Cannot be provided or served with public facilities  

Based on state guidelines and data provided by the City of Cornelius, the following constraints 

have been deducted from the employment lands inventory.  
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• Land within floodways is considered 100% constrained. 

• Land within the 100-year floodplain is reduced by 50%.  

• Land in public ownership with no development potential.  

• Industrial land with slopes greater than 10%  

 

Steep slopes are not considered for parcels designated as commercial/other employment lands. 

 

Buildable Land Inventory 

Based on the methodology described, a Buildable Lands Inventory (BLI) was prepared for the 

City of Cornelius, identifying the remaining buildable parcels of land in the city’s commercial 

and industrial zones.  The available inventory for both commercial and industrial users is limited 

by the prior build-out of most of the city’s employment land. The BLI is summarized in the 

following map and table. 
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Figure 1. Buildable Land Inventory of Employment Lands, City of Cornelius, 2024 
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Figure 2. Buildable Land Inventory of Employment Lands by Category, City of Cornelius, 2024 
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Figure 3. Summary of Buildable Land Inventory of Employment Lands, City of Cornelius, 2024 

 

 
 

• Cornelius has a total of 65 consolidated buildable employment sites. Adjacent taxlots under 

common ownership are counted as one contiguous site. 

• 66% of these sites are commercial, while 34% are industrial. 

• In terms of total acreage, there is greater acreage of buildable industrial land (64 acres) than 

commercial land (51 acres).  

• There is a single remaining contiguous industrial site, under common ownership, of 24.3 acres, 

and another industrial site of 12.6 acres. All other industrial sites are less than 5 acres in size, and 

45% are less than one acre in size. 

• There are three commercially-zoned sites of between 5 and 10 acres, with the largest being 8.2 

acres. 67% of remaining commercial sites are less than one acre in size. 

• Note that there is a significant distinction between capacity and readily available site supply. The 

readily available inventory must currently have appropriate entitlements and infrastructure 

capacity to accommodate short-term development. 

 

 

Buildable

ZONE # of Sites Total Acres Acres <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

C2 23 22.7 20.0 15 8 0 0 0 0

CC 3 1.5 1.3 3 0 0 0 0 0

CMU 10 2.4 2.2 10 0 0 0 0 0

COM 1 6.6 5.3 0 0 1 0 0 0

GMU 6 37.4 21.8 1 3 2 0 0 0

I 3 57.4 40.2 0 1 0 1 1 0

LI 2 3.9 2.0 1 1 0 0 0 0

M1 17 36.4 21.8 9 8 0 0 0 0

65 168.2 114.6 39 21 3 1 1 0

ZONE # of Sites Total Acres BLI <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

Commercial: 43 70.6 50.6 29 11 3 0 0 0

Industrial: 22 97.7 64.0 10 10 0 1 1 0

TOTAL: 65 168.2 114.6 39 21 3 1 1 0

ZONE # of Sites Total Acres BLI <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

Commercial: 66% 42% 44% 67% 26% 7% 0% 0% 0%

Industrial: 34% 58% 56% 45% 45% 0% 5% 5% 0%

TOTAL: 100% 100% 100% 60% 32% 5% 2% 2% 0%

Number of Sites by Acreage
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Figure 4. Industrial and Commercial Sites Removed from the BLI 

TLID Owner Zoning Comprehensive 

Plan Category 

Reason 

1S303AB02600 

 

PACIFIC OUTDOOR 

ADVERTISING 

C2 

 

C 

 

No access 

1S304AA07500 

 

VICO INVESTMENTS 

LLC 

CC C Post Office 

1S304AA07501 LAZINKA RANCH INC CC C Post Office 

1S304DB02251 DOUGLAS GARY R 

TRUST 

M1 I Development 

restrictions 

1N334DC01500 CORNELIUS CITY OF C2 C Used by 

adjacent lot 

1N333CA00900 METRO M1 I Future waste 

station 

1N334CD06800 REACH COMMUNITY 

DEVELOPMENT INC 

GMU MU Trail/Park/Open 

Space 

1N333DD04500 FOREST GROVE 

SCHOOL DIST #15 

CC PF School Site 

1N334CB00700 EMANUEL LUTHERN 

CONGREGATION OF 

CORNELIUS 

M1 PF Cemetery 

1N333CD15100 CORNELIUS CITY OF C2 C Park 

1S304AA00600 CORNELIUS CITY OF CMU PF Park 

1N333DD05000 CORNELIUS CITY OF CMU PF Civic offices 

1N333DD06300 CORNELIUS CITY OF CMU PF Parking lot 

1N333DD90001 CORNELIUS CITY OF CMU PF Civic offices 

1N334DC01301 CORNELIUS CITY OF C2 C Right of way 

1S304DB01900 CORNELIUS CITY OF M1 PF Civic offices 
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March 11, 2024 
 
 
 
Barbara Fryer, Community Development Department Director 
City of Cornelius 
1355 North Barlow Street 
Cornelius, OR 97113 
 
 
Director Fryer: 
 
Thank you for providing Metro with notice of the draft proposed City of Cornelius 2024 
Economic Opportunities Analysis (EOA), with Case File No. CPA-01-24. 
 
Metro’s Regional Framework Plan (RFP) includes policies to protect our state’s valuable natural 
resource lands, provide longer-term certainty to property owners of where future development 
will occur, limit transportation costs, and promote efficiency in urban development with a 
compact urban form.  
 
These policies are advanced in part by encouraging the focused use of vacant and underutilized 
lands already in the urban growth boundary (UGB). They are further advanced by elimination of 
unnecessary barriers to compact, mixed-use, pedestrian- and bicycle-friendly and transit-
supportive development, particularly in town centers, and the protection of rural reserves from 
urbanization. 
 
Metro therefore supports many of the “core initiatives” recommended in the draft EOA, 
including those that would: 
 

▪ Establish a detailed inventory of properties already in the UGB that are available and 

readily (re)developable for employment uses; 

▪ Encourage infill, redevelopment, and/or adaptive reuse of underused properties; 

▪ Limit the use of employment lands by those uses with less economic benefit; 

▪ Increase the mixture of available housing types and support affordable housing 

development to benefit the local workforce; 

▪ Promote walkability and higher-density, mixed-use, transit-oriented development in the 

City’s town center; 

▪ Study anti-displacement methods to protect existing small businesses; 

▪ Streamline review processes and limit costs for employment-related development 

applications; 

▪ Facilitate clean up and utilization of brownfield sites; and 

▪ Promote the preservation of agricultural enterprises in the surrounding rural area.  



 

2 

RFP policies also recognize that each of Metro’s cities and counties participate in a shared 
regional economy, wherein the actions of one partner jurisdiction can impact quality of life and 
economic vitality in another. Metro continues to promote collaborative, regional approaches to 
assessing and addressing economic needs and the use of our regional growth forecasts. 
 
The draft EOA’s employment land need forecast relies on an “alternative growth scenario” that 
assumes a desired 1:1 balance of jobs to local workers in 20 years, a major rebalancing from the 
current ratio. However, the draft does not yet provide a clear rationale for why the assumed 
local economic growth in this outcome-driven forecast is necessarily more likely to be achieved 
than the growth forecasted by Metro, or by the Oregon Employment Department (OED). Metro 
may have more modest growth projections than another analysis, but that doesn’t mean 
Metro’s forecasts are less reliable. Historically, Metro’s growth projections have had a high 
degree of accuracy and, as acknowledged in the draft EOA, are a formally accepted “safe harbor” 
for forecasting.  
 
The EOA could also benefit from further detailing which commercial and industrial properties 
already in the UGB are considered not suitable for future employment uses and why. For 
example, the amount of existing commercial and industrial lands that will be needed for new 
roads and utilities could be identified and justified, and an explanation could be provided for 
why future employment-related development cannot occur on slopes of 10%. Each property 
excluded from the buildable lands inventory due to constraints, and the reasoning for their 
exclusion, could be clearly listed. 
 
We applaud the City’s efforts to identify how greater economic opportunities can be created in 
Cornelius that are consistent with regional land use priorities and current trends.  
 
Regards, 
 
 
 
Glen Hamburg 
Associate Regional Planner, Metro 
 
 
cc:  Eryn Kehe, Urban Policy and Development Manager, Metro 
 Ted Reid, Principal Regional Planner, Metro 
 Roger Alfred, Senior Assistant Attorney, Metro 
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Cornelius PAPA 01-24

KELLY Laura * DLCD <Laura.KELLY@dlcd.oregon.gov>
Tue 3/5/2024 11:48 AM
To: Barbara Fryer <Barbara.Fryer@corneliusor.gov> 
Cc: MCILVAINE Leigh * DLCD <Leigh.MCILVAINE@dlcd.oregon.gov> 

Hi Barbara,
DLCD staff have completed a preliminary review of the Cornelius EOA, CPA-01-24, received 2/21/2024, and have
included our feedback in this email. These technical comments are provided by DLCD staff to call a�en�on to
parts of the EOA that we believe could use some clarifica�on, addi�onal jus�fica�on, or revision prior to first
hearing on the ma�er. If you would like to meet to discuss, we would be happy to do so.  Please just give us a
couple of dates and �mes that work for you.  If not, please feel free to respond to this email with clarifica�ons,
revisions, and/or responses.
 
Cornelius EOA Review Feedback

1. Employment projec�on. The employment projec�on lacks economic ra�onale. Job to worker parity is a
community economic development objec�ve, but the forecast should be based on trends analysis and
community economic development poten�al.  The adjusted forecast doesn’t appear to have an economic
jus�fica�on.

2. Floor to area ra�os. Floor to Area ra�os included in land demand calcula�ons are extremely low, especially
for a city experiencing constraints to physical expansion.

3. Commercial vacancy rates. Analysis of commercial vacancy rates in the city would be useful to project land
demand accurately and focus economic development policies.

4. Semiconductor Task Force. Although the Semiconductor Task Force report iden�fied industrial site needs,
no land demand has been iden�fied by that industry that isn’t currently met within exis�ng urban growth
boundaries.  Oregon and federal CHIPS Act funding applicants have not expressed intent to pursue
development outside of UGBs.

5. Land types. The BLI categories land types lack consistency with 660-009-0005. Although it may be possible
for Cornelius to use categories that are more detailed, they should be based on, and be consistent with
rule. For guidance on calcula�ng vacant, par�ally vacant, redevelopable, and developed categories, see
Industrial and Other Employment Lands Guidebook p. 2-38.

6. Net buildable land. The BLI determines net buildable lands by removing future right of way and u�li�es.
However, it does not iden�fy the percent deduc�on for these features and how the percentage varies by
site size, zoning, and development status. For example, the BLI should include a different deduc�on for
future roads for a large greenfield site than it does for a small infill site. For guidance, please see Guidebook
p. 2-31.

7. Slopes. Proper�es with slopes over 10% have been removed from inventory, which is inconsistent with
guidance (see Guidebook p. A-8). We were unable to find an explana�on in the EOA for use of a 10% slope
constraint for commercial lands.

8. Short term land supply. As a part of Metro, Cornelius’s short term land supply needs to be inventoried in
the EOA.  See 660-009-0015(3) (C)

9. Constraints. Excluded proper�es should be shown on map or an inventory/spreadsheet detailing the
reasons for a property’s exclusion (e.g. park, wetland). For guidance, see Guidebook p. 2-40.

 
Again, please let me know if you’d like to set up a �me to discuss.
 
Thank you,
 
Laura
 

https://secure.sos.state.or.us/oard/viewSingleRule.action;JSESSIONID_OARD=ru72fgaTEVE8ryTCulkil52NIVt1NY3aYtSLf3AAlNLS2bOlo6hO!-1725869627?ruleVrsnRsn=175225
https://www.oregon.gov/lcd/Publications/goal9guidebook_2005.pdf
https://secure.sos.state.or.us/oard/displayDivisionRules.action?selectedDivision=3059
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Laura Kelly
Regional Representative for Metro, Washington County,
and select cities of Columbia County | Portland Metro Regional Solutions
Oregon Department of Land Conservation and Development
1600 SW Fourth Avenue, Suite 109 | Portland, OR 97201
Cell: 503-798-7587 | Main: 503-373-0050
laura.kelly@dlcd.oregon.gov | www.oregon.gov/LCD
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City of Cornelius 

Ordinance No 2024-01 Comprehensive Plan Amendment 

ORDINANCE NO. 2024-01 

 
AN ORDINANCE AMENDING THE CORNELIUS 

COMPREHENISVE PLAN 

 

WHEREAS, on April 23, 2024 the Planning Commission held a public hearing to consider the 

proposed amendment and based on facts, findings and conclusions presented in the staff report and 

public testimony and evidence in the hearing, the Commission voted 3 ayes to recommend 

approval of the amendment to the Cornelius City Council; and 

 

WHEREAS, the Cornelius City Council held a public hearing on June 6, 2023 to review the record 

of the Planning Commission, and to hear and consider additional evidence and testimony on the 

matter; and 

 

WHEREAS, the City Council finds the proposed Comprehensive Plan Amendment complies with 

the applicable approval criteria, as set forth in the Planning Commission Staff Report, attached 

hereto as Exhibit A. 

 

NOW THEREFORE, THE CITY OF CORNELIUS ORDAINS AS FOLLOWS: 

 

Section 1.  The Cornelius City Council hereby approves the proposed Comprehensive Plan 

amendment (CPA-01-24) replacing the 2019 Economic Opportunities Analysis 

with the 2024 Economic Opportunities Analysis, while retaining the Economic 

Strategy. 

 

Section 2.   This ordinance will become effective 30 days from adoption. 
 

INTRODUCED AND ADOPTED by the Cornelius City Council at their regular meeting this 3rd 

day of June, 2024. 

 

 

City of Cornelius, Oregon 

 
 

By:    

Jeffrey Dalin, Mayor 

 

 

 

Attest: __________________________ 

Ellie Jones, Assistant City Manager and 

Acting City Recorder 
 

  
 



ECONOMIC OPPORTUNITIES ANALYSIS 

(OREGON STATEWIDE PLANNING GOAL 9) 

Prepared For: 

City of Cornelius, Oregon 

February 2024 

Ordinance EXHIBIT A: Proposed EOA
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I. INTRODUCTION 
 
This report introduces analytical research presenting an Economic Opportunities Analysis (EOA) for the City of Cornelius, 

Oregon. 

 

Cities are required to reconcile estimates of future employment land demand with existing inventories of vacant and 

redevelopable employment land within their Urban Growth Boundary (UGB). The principal purpose of the analysis is to 

provide an adequate land supply for economic development and employment growth. This is intended to be conducted 

through a linkage of planning for an adequate land supply to infrastructure planning, community involvement and 

coordination among local governments and the state. 

 

To this end, this report is organized into six primary sections: 

 

▪ Economic Trends: Provides an overview of national, state, and local economic trends affecting Washington 
County and the City of Cornelius, including population projections, employment growth and a demographic 
profile. 

▪ Economic Development Potential: A discussion of the comparative advantages of the local community and 
work force. 

▪ Target Industries: Analysis of key industry typologies the City should consider targeting as economic 
opportunities over the planning period. 

▪ Employment Land Needs: Examines projected demand for industrial and commercial land based on 
anticipated employment growth rates by sector. 

▪ Capacity: Summarizes the City’s inventory of vacant and redevelopable industrial and commercial land 
(employment land) within City of Cornelius’ UGB area. 

▪ Reconciliation: Compares short- and long-term demand for employment land to the existing land inventory 
to determine the adequacy and appropriateness of capacity over a five and twenty-year horizon.  

▪ Conclusions and Recommendations: Summary of findings and policy implications. 
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II. COMMUNITY ECONOMIC DEVELOPMENT OBJECTIVES 
 
The City of Cornelius is preparing an Economic Opportunities Analysis (EOA) based on a 20-year forecast of population and 

job growth. An initial task in preparing an EOA is to draft a Statement of Community Economic Development Objectives 

(CEDOs). CEDOs define and sustainable vision for economic development in Cornelius by considering the city’s economic 

history, changes affecting that tradition, and new and emerging opportunities. 

 

Reverse the worsening trend of bedroom community status for Cornelius with a thriving jobs-housing balance 

by expanding and diversifying employment opportunity and industry profile and presence, thus supporting 

public systems and services.  

Bedroom communities, such as Cornelius, face the challenge of serving growing neighborhoods without 

employment uses to help fund robust services and infrastructure. This remains difficult as Cornelius’s local median 

income is over 20% lower than the median income of Washington County. Attracting diverse manufacturing and 

industrial businesses to locate within the city will help to increase tax revenue and public investments that make 

Cornelius a desirable place to live and work. 

 

Focus on local job growth that will allow residents to live and work in Cornelius resulting in increased activity 

within Cornelius’ town center, resident spending in the local economy, and use of active and public 

transportation modes.  

Cornelius residents commute an average of 29 minutes to work in other neighboring cities. The City of Cornelius 

hopes to reverse this growing trend by attracting well-paying jobs and reducing the number of residents that need 

to commute outside of the city. Resident spending is more likely to take place locally throughout the day if active 

and public transportation options are utilized, forging a stronger town center. 

 

Leverage Cornelius’ educational partnerships, freight-ready roads, proximity to the Silicon Forest, and other 

crucial and necessary infrastructure to attract high-tech industries, manufacturing, light industrial facilities, and 

businesses of varying sizes.  

Cornelius sits adjacent to the local high-tech corridor within Washington County and remains a prime location for 

businesses within that sector. The location of Cornelius to serve the high-tech sector, development and 

manufacturing, and other businesses is also optimized through Cornelius’ infrastructure and unique land 

ownership pattern that allows for consolidation of multiple parcels. Educational partnerships through local 

schools, such as Forest Grove High School, work to support pathways in high-tech mechatronics, allowing students 

to pursue the technology sector early on.  
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III. ECONOMIC TRENDS 
 

This report section summarizes long and intermediate-term trends at the national, state, and local level that will influence 

economic conditions in the City of Cornelius over the 20-year planning period. This section is intended to provide an 

economic context for growth projections and establish a socioeconomic profile of the community. This report’s national 

evaluation has a focus on potential changes in structural socioeconomic conditions both nationally and globally. Our 

localized analysis considers local growth trends, demographics, and economic performance. 

 

A. NATIONAL TRENDS 
After a decade of sustained economic expansion in the 2010’s, the national economy has been significantly impacted in the 

last few years by the COVID-19 pandemic, which led to a sharp decrease in employment and economic and lifestyle 

disruptions in 2020 and 2021. During this period, workforce patterns changed as many workplaces were shut and employees 

transitioned to working from home, while others were laid off. Many other frontline or service workers continued to work 

in person as their jobs were essential or necessary to maintain shopping and other service needs. 

 

Employment: In the first months of the pandemic, the nation lost nearly 22 million jobs, or 14% of total employment. But 

the recovery has been remarkable swift. As of mid-2022, employment had returned to pre-pandemic levels nationwide, 

and as of Spring 2023 is 2% higher than the prior peak of early 2020 (Figure 3.1). 

 

FIGURE 3.01: NATIONAL EMPLOYMENT (1990 – 2023) 

 
Source: U.S. Federal Reserve Bank of St. Louis 

 

Unemployment Rate: The national unemployment rate spiked to nearly 15% in 2020 as many businesses paused operations 

or closed permanently in the first months of the pandemic. However, the unemployment rate began to decline almost 

immediately, and by mid-2022 has fallen back to roughly 3.5%.  As of Spring 2023, the seasonally adjusted unemployment 

rate is 3.4%, the lowest levels seen in decades (Figure 3.2). 
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FIGURE 3.02: NATIONAL UNEMPLOYMENT RATE (1990 – 2023) 

 
Source: U.S. Federal Reserve Bank of St. Louis 

 

Inflation:  The counter story to this strong positive rebound in employment has been a rising rate of inflation coming out of 

the pandemic. Various stimulus measures, combined with supply shortages, led to rising prices for many consumer 

products, energy, and food. The rate of inflation accelerated in 2021 and began moderating towards the end of 2022, 

though the rate remains elevated (Figure 3.3). 

 

FIGURE 3.03: MEDIAN EARNINGS INDEX VS. INFLATION INDEX (2010 – 2023) 

 
Source: U.S. Federal Reserve Bank of St. Louis; Consumer Price Index for Urban Consumers (US); Median Earnings for Full-Time Employees, 

Seasonally Adjusted. 
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Wages: On a positive note, average household earning levels have also enjoyed growth coming out of the recession and 

have largely kept pace with inflation in recent years.  Earnings also spiked in 2020 when government stimulus payments 

were added to earned wages (Figure 3.3). 

 

Industry Sector Employment: At a national level healthcare & social assistance is projected to account for the largest share 

of new employment growth, followed by professional & business services, and leisure & hospitality. The aging of the 

population is expected to drive the healthcare sector over the next few decades.  

 

FIGURE 3.04: NATIONAL EMPLOYMENT GROWTH BY SECTOR, HISTORIC AND PROJECTED 

 
SOURCE: US Bureau of Labor Statistics 

 

Recent trends and current forecasts reflect a shift from a goods economy, featuring manufacturing and natural resources, 

towards a service economy, which emphasizes technological innovation, research, and design.    

  

The most dramatic spending shift in the context of real estate in recent times is the growth in online shopping, which has 

reduced the overall need for brick-and-mortar space, especially from retailers selling physical goods. While the share of 

sales accounted for by e-commerce has grown at a steady pace over the last decade, the pandemic greatly accelerated this 

trend. In 2020, the share of sales taking place online jumped from 12% of total retail spending to 16%. It has since settled 

to 14.5% of spending, which is well above the pre-pandemic share (Figure 3.05).  
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FIGURE 3.05: E-COMMERCE AS A PERCENT OF TOTAL RETAIL SALES, UNITED STATES 

  
SOURCE: Retail Indicators Branch, U.S. Census Bureau, JOHNSON ECONOMICS 

 

The growth in e-commerce has accelerated a shift in storage needs from retail stores to warehouses and distribution 

centers. At the same time, automation is causing a consolidation within the warehousing and distribution industry, leading 

to increasing reliance on larger third-party operators able to make heavy investments in capital and expertise. Finally, 

changes in the use of electronic devices and growth in online services are causing a shift in the tech sector, from hardware 

manufacturing to software development. 

 

This pattern has also been reflected in the State of Oregon, with e-commerce employment increasing at the expense of 

brick-and-mortar retail employment. This is causing a shift in storage needs from retail stores to warehouses and 

distribution centers. 

 

B. WASHINGTON COUNTY ECONOMIC TRENDS 
Since 2013, Washington County’s GDP has fluctuated albeit remaining positive throughout this period. Although 

Washington County’s GDP growth decelerated significantly during the COVID pandemic, the county’s GDP did not shrink 

during this time, unlike most geographies in the country. Moreover, the county’s GDP growth recovered quite quickly by 

2021 (most recent year available), growing by roughly 4% during this period. 
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FIGURE 3.06: ANNUAL CHANGE IN GDP CHANGE, WASHINGTON COUNTY (2002 – 2022) 

SOURCE: US Bureau of Economic Analysis 

 

Washington County’s employment growth has been similar to Oregon’s since 2002, slightly outperforming the state in the 

mid 2000’s and early 2010’s. Furthermore, both the county and state have consistently outperformed national employment 

growth in the last two decades. During the pandemic, all three geographies trended with each other. From March 2020 to 

April 2020, base employment in Washington County decreased by roughly 12%, while both Oregon and the United States 

decreased by roughly 13%. During the recovery, Washington County experienced slightly slower growth when compared to 

the state. From March 2020 to April 2021, Washington County’s base employment recovered by roughly 9% while both the 

state and country’s employment growth was closer to 11%. 

 

FIGURE 3.07: COMPARISON OF ANNUAL EMPLOYMENT GROWTH RATES (2002 – 2022) 

SOURCE: U.S. Bureau of Labor Statistics, Oregon Employment Department, JOHNSON ECONOMICS 
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Recent annual employment growth in Washington County peaked in 2015 with roughly 10,000 jobs added. Following 2015, 

employment growth decelerated prior to the COVID pandemic, when roughly 17,000 jobs were lost in 2020. As of 2022, 

roughly 89% of the jobs lost in 2020 have been recovered, signifying stronger recovery than the state that had only 

recovered roughly 81% of the jobs lost during the pandemic by 2022. 

 

FIGURE 3.08: NET CHANGE IN EMPLOYMENT, WASHINGTON COUNTY (2012 – 2022) 

SOURCE: Oregon Employment Department, JOHNSON ECONOMICS 

 

Washington County’s total employment level drops cyclically during the winter months. Employment levels typically peak 

from May into the Fall. The overall employment level has been consistently increasing in the last decade. In the beginning 

of 2012, average employment level hovered around 250,000 and as of 2022, the employment level averaged above 300,000 

jobs. 

 

FIGURE 3.09: WASHINGTON COUNTY EMPLOYMENT LEVEL BY MONTH (JANUARY 2012 – JUNE 2022) 

 
SOURCE: Oregon Employment Department, JOHNSON ECONOMICS 

 

The Washington County unemployment rate has historically been lower than that of Oregon or the nation. The 

unemployment rate reached over 11% during the pandemic but has since dropped to near historically low levels near 3%. 

Following the 2008 - 09 recession, Washington County’s unemployment rate has consistently outperformed both the state 

and the nation, including during the pandemic. 
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FIGURE 3.10: COMPARISON OF UNEMPLOYMENT RATE TRENDS (JANUARY 2000 – JULY 2022) 

 
SOURCE: St. Louis Federal Reserve, JOHNSON ECONOMICS 

 

FIGURE 3.11: DISTRIBUTION OF EMPLOYMENT AND WORKFORCE, WASHINGTON COUNTY, 2019 

DISTRIBUTION OF EMPLOYMENT DISTRIBUTION OF POPULATION 

  
SOURCE: Census Bureau, LEHD Data 
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The distribution of employment in Washington County is found mostly within the Metro boundary, with the greatest 

concentrations around Hillsboro and Beaverton (Figure 3.11), but other concentrations in Cornelius and Forest Grove, 

Tigard and Wilsonville. The population is more evenly distributed, with some population centers in outlying towns within 

commuting distance to the Metro area. 

 

As of 2019, the most recent pre-Covid data available, Washington County had an estimated 152,275 people commuting in 

for work, while 135,671 people commuting out. This indicates a relatively balanced employment/workforce base on the 

county-level. These figures reflect “covered employment” which refers to those jobs where the employee is covered by 

federal unemployment insurance. This category does not include many contract employees and self-employed workers and 

therefore is not a complete picture of local employment. The figure discussed here is best understood as indicators of the 

general pattern of commuting and not exact figures. 

 

On the other hand, the City of Cornelius had an estimated 2,488 people commuting in and 5,644 commuting out, while 

roughly 300 people both lived and worked in the area. While the region is well balanced, the City of Cornelius has a jobs-

to-housing imbalance, with roughly 3,000 more people commuting out of the city than local jobs available. (The estimate 

of total current employment in Cornelius is presented in a following section.) 

 

FIGURE 3.12: NET INFLOW-OUTFLOW OF EMPLOYEES, 2019 

CITY OF CORNELIUS WASHINGTON COUNTY 

  

SOURCE: Census Bureau, LEHD Data 

 

When comparing the distribution and characteristics of the labor force in Cornelius and Washington County, Cornelius has 

a greater share of working residents in “trade, transportation, and utilities” and a lower share of workers in the highest 

income category.  
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FIGURE 3.13: NET INFLOW-OUTFLOW DETAIL, CITY OF CORNELIUS AND WASHINGTON COUNTY, 2019 

 
 

  

Count Share Count Share

Selection Area Labor Market Size (All Jobs)
Employed in the Selection Area 2,345 100% 271,466 100%

Living in the Selection Area 5,036 215% 247,931 91%

Net Job Inflow (+) or Outflow (-) -2,691 - 23,535 -

In-Area Labor Force Efficiency (All Jobs)
Living in the Selection Area 5,036 100% 247,931 100%

Living and Employed in the Selection Area 258 5% 136,564 55%

Living in the Selection Area but Employed Outside 4,778 95% 111,367 45%

In-Area Employment Efficiency (All Jobs)
Employed in the Selection Area 2,345 100% 271,466 100%

Employed and Living in the Selection Area 258 11% 136,564 50%

Employed in the Selection Area but Living Outside 2,087 89% 134,902 50%

Outflow Job Characteristics (All Jobs)
External Jobs Fil led by Residents 4,778 100% 111,367 100%

Workers Aged 29 or younger 1,271 27% 25,499 23%

Workers Aged 30 to 54 2,484 52% 61,604 55%

Workers Aged 55 or older 1,023 21% 24,264 22%

Workers Earning $1,250 per month or less 708 15% 14,876 13%

Workers Earning $1,251 to $3,333 per month 1,934 40% 32,792 29%

Workers Earning More than $3,333 per month 2,136 45% 63,699 57%

Workers in the "Goods Producing" Industry Class 1,656 35% 16,991 15%

Workers in the "Trade, Transportation, and Util ities" Industry Class 832 17% 23,689 21%

Workers in the "All Other Services" Industry Class 2,290 48% 70,687 63%

Inflow Job Characteristics (All Jobs)
Internal Jobs Fil led by Outside Workers 2,087 100% 134,902 100%

Workers Aged 29 or younger 572 27% 30,812 23%

Workers Aged 30 to 54 999 48% 75,058 56%

Workers Aged 55 or older 516 25% 29,032 22%

Workers Earning $1,250 per month or less 347 17% 18,876 14%

Workers Earning $1,251 to $3,333 per month 982 47% 40,116 30%

Workers Earning More than $3,333 per month 758 36% 75,910 56%

Workers in the "Goods Producing" Industry Class 498 24% 29,417 22%

Workers in the "Trade, Transportation, and Util ities" Industry Class 675 32% 29,432 22%

Workers in the "All Other Services" Industry Class 914 44% 76,053 56%

Interior Flow Job Characteristics (All Jobs)
Internal Jobs Fil led by Residents 258 100% 136,564 100%

Workers Aged 29 or younger 69 27% 30,738 23%

Workers Aged 30 to 54 117 45% 77,467 57%

Workers Aged 55 or older 72 28% 28,359 21%

Workers Earning $1,250 per month or less 55 21% 18,084 13%

Workers Earning $1,251 to $3,333 per month 118 46% 40,589 30%

Workers Earning More than $3,333 per month 85 33% 77,891 57%

Workers in the "Goods Producing" Industry Class 106 41% 39,312 29%

Workers in the "Trade, Transportation, and Util ities" Industry Class 19 7% 21,709 16%

Workers in the "All Other Services" Industry Class 133 52% 75,543 55%

SOURCE: US Census Burea, LEHD Origin-Destination Employment Statistics
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C. POPULATION AND WORKFORCE 
Washington County has consistently seen a growth rate that has outperformed the rest of the state. Over the last 20 years, 

the County has averaged growth of 1.5% annually, compared to 1.1% statewide. The county added an estimated 143k 

people between 2002 and 2022. 

 
FIGURE 3.14: HISTORIC POPULATION TRENDS, WASHINGTON COUNTY 

 
SOURCE: Population Research Center, Portland State University 

 

When compared to the rest of the state, Washington County has more children and working aged people, and a smaller 

share of seniors, meaning the county has a proportionally larger work force than the state. 

 

FIGURE 3.15: BROAD AGE DISTRIBUTION, WASHINGTON COUNTY 

 
SOURCE: Population Research Center, Portland State University 

 

Washington County has higher average education levels than the state, with 54% of the county’s adult population holding 

an associate degree or higher. Washington County’s concentration of high-tech and other large companies likely contributes 

to a greater concentration of educated workforce. 
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FIGURE 3.16: EDUCATIONAL ATTAINMENT PROFILE, 2021 

 
 

D. CORNELIUS FIRMS AND EMPLOYMENT 
As of 2023, the City of Cornelius is home to over 300 businesses with roughly 3,000 total employees. The largest industries 
by employment are retail, health care, construction, and manufacturing. Cornelius has the lowest employment 
representation in professional and administrative sectors. (Industry sectors are discussed in more detail in Section III of this 
report.) 
 
Figure 3.17 presents an estimate of employment in Cornelius as of 2023. This estimate is derived from 2021 data on actual 
firms and employment provided by the Oregon Employment Department. Average growth rates by sector for Washington 
County, between 2021 and 2023, were applied to estimate growth since 2021. 
  

Population 25 years and older Count % Count %

Less Than High School Graduate 28,950 7.0% 252,602 8.5%

High school graduate (includes equivalency) 71,481 17.3% 668,083 22.5%

Some college, no degree 88,918 21.5% 739,245 24.9%

Associate's degree 35,614 8.6% 270,372 9.1%

Bachelors Degree 116,062 28.1% 644,813 21.7%

Graduate or professional degree 72,197 17.5% 396,281 13.3%

Total 413,222 2,971,396

SOURCE: U.S. Census Bureau, 2017-2021 American Community Survey 5-Year Estimates

Washington County State of Oregon
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FIGURE 3.17: ESTIMATED EMPLOYMENT BY INDUSTRY SECTOR, CITY OF CORNELIUS 2021 

 
SOURCE: Oregon Employment Department, 2021 QCEW data, Johnson Economics 

 

As of 2021, the local employment base was largely dominated by relatively small firms, with roughly 90% of businesses 

having fewer than 20 employees (Figure 3.18).  This trend is in keeping with the national average, as most businesses are 

small businesses. (This is based on the most recent QCEW data for covered employment, and therefore doesn’t cover all 

self-employment owner/operator businesses.) Just 1% of firms have more than 100 employees. This is again, in keeping 

with national trends. 

 

As of 2021 there were approximately 312 firms in Cornelius with covered employees.  When employment growth and sole-

proprietorship businesses are taken into account, the number of individual businesses in Cornelius is likely close to 350. 

  

Estimated

Major Industry Sector Employment Share of Employment

2023

Construction 363

Manufacturing 304

Wholesale Trade 156

Retail Trade 743

T.W.U. 39

Information 42

Finance & Insurance 35

Real Estate 21

Professional & Technical Services 47

Administration Services 146

Education 208

Health Care/Social Assistance 452

Leisure & Hospitality 266

Other Services 120

Government 93

TOTAL 3,035
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FIGURE 3.18: DISTRIBUTION OF FIRMS BY SIZE, CITY OF CORNELIUS - 2021 

 
Source: Oregon Employment Department, QCEW data 

Industry < 5 5-9 10-19 20-49 50-99 100-249 250-499 > 500 Total

Agriculture, forestry, fishing, and hunting 1 1 0 1 0 0 0 0 3

Mining 0 0 0 0 0 0 0 0 0

Construction 43 8 3 4 0 0 0 0 58

Food Manufacturing 2 0 1 0 0 0 0 0 3

Wood Manufacturing 1 1 0 1 0 0 0 0 3

Metals Manufacturing 3 0 2 2 0 1 0 0 8

Utilities 0 0 0 0 0 0 0 0 0

Wholesale trade 3 2 4 3 0 0 0 0 12

Retail trade 12 8 3 1 0 0 2 0 26

Transportation 3 0 2 0 0 0 0 0 5

Delivery and warehousing 0 0 1 0 0 0 0 0 1

Information 0 0 1 1 0 0 0 0 2

Finance and Insurance 9 3 0 0 0 0 0 0 12

Real Estate and Rental 9 1 0 0 0 0 0 0 10

Professional, Scientific, and Technical Services 10 0 0 1 0 0 0 0 11

Management of Companies and Enterprises 0 0 0 0 0 0 0 0 0

Administrative and Wast Management 21 0 0 0 1 0 0 0 22

Educational services 1 0 0 2 2 0 0 0 5

Health care and social assistance 56 14 5 1 2 0 0 0 78

Arts, Entertainment, and Recreation 0 0 0 0 0 0 0 0 0

Accommodation and Food Services 10 3 4 5 0 0 0 0 22

Other services 21 9 0 0 0 0 0 0 30

Government 0 0 0 0 1 0 0 0 1

TOTAL 205 50 26 22 6 1 2 0 312
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IV. INDUSTRY DIFFERENTIATION ANALYSIS 
 
This element of the Economic Opportunities Analysis utilizes 

analytical tools to assess the economic landscape in Washington 

County and the City of Cornelius. The objective of this process is 

to identify a range of industry types that can be considered 

targeted economic opportunities over the planning period. 

 

A range of analytical tools to assess the local and regional 

economic landscape are used to determine the industry 

typologies the county and individual cities should consider 

targeting over the planning period. Where possible, we look to 

identify the sectors that are likely to drive growth in current and 

subsequent cycles. 

 

 

A. ECONOMIC SPECIALIZATION (WASHINGTON CO.) 
A common analytical tool to evaluate economic specialization is a location quotient analysis. This metric compares the 

concentration of employment in an industry at the local level to a larger geography. All industry categories are assumed to 

have a quotient of 1.0 on the national level, and a locality’s quotient indicates if the local share of employment in each 

industry is greater or less than the share seen nationwide. For instance, a quotient of 2.0 indicates that locally, that industry 

represents twice the share of total employment as seen nationwide. A quotient of 0.5 indicates that the local industry has 

half the expected employment. 

 

A location quotient analysis was completed for Washington County, which evaluated the distribution of local employment 

relative to national averages, as well as average annual wage levels by industry (Figure 4.01). Among major industries, the 

manufacturing industry has the strongest representation, with information and professional services being the next most 

over-represented. The industries that are well-represented countywide are good candidates for growth in localities such as 

Cornelius. The city has the potential to tap into regional advantages to grow locally. 

 
FIGURE 4.01: INDUSTRY SECTOR SPECIALIZATION BY MAJOR INDUSTRY, WASHINGTON COUNTY, 2021 

 
SOURCE: Bureau of Labor Services 

Industry

Annual 

Establishments

Average 

Employment

Total Annual 

Wages

Average Annual 

Wages

Total Average 

Weekly Wage

Annual Wages 

per Employee

Employment 

LQ

101 Goods-producing 2,997 72,435 $7,787,130,685 $107,505 $2,067 $107,506 1.66

1011 Natural resources and mining 235 3,174 $139,391,573 $43,917 $844 $43,912 0.89

1012 Construction 1,889 17,757 $1,399,270,320 $78,801 $1,515 $78,803 1.18

1013 Manufacturing 873 51,504 $6,248,468,792 $121,320 $2,333 $121,321 2.06

102 Service-providing 18,371 198,376 $15,930,266,992 $80,303 $1,544 $80,304 0.96

1021 Trade, transportation, and utilities 3,359 52,906 $3,310,079,125 $62,565 $1,203 $62,565 0.94

1022 Information 715 7,409 $957,202,964 $129,195 $2,485 $129,200 1.28

1023 Financial activities 1,931 14,823 $1,271,775,857 $85,797 $1,650 $85,796 0.87

1024 Professional and business services 4,418 53,853 $7,037,294,979 $130,676 $2,513 $130,677 1.24

1025 Education and health services 3,519 37,227 $2,144,286,058 $57,600 $1,108 $57,600 0.81

1026 Leisure and hospitality 1,600 22,581 $607,721,750 $26,913 $518 $26,914 0.79

Federal Government 27 900 $72,307,819 $80,342 $1,546 $80,379 0.15

Local Government 242 18,587 $1,253,135,756 $67,420 $1,297 $67,419 0.67

State Government 33 2,176 $159,947,920 $73,505 $1,414 $73,517 0.24
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A more detailed industry analysis shows that the industries with the highest LQ in the county are semiconductor & other 

electronic component manufacturing, industrial machinery manufacturing, and computer & electronic product 

manufacturing. As a whole, the manufacturing industry employs the most amount of people in the county, employing 

roughly 61% more people than the second largest industry by employment, the health care and social assistance industry. 

The most under-represented industries are the mining, federal government, and accommodation industries. 

 

FIGURE 4.02: INDUSTRY SECTOR SPECIALIZATION BY DETAILED INDUSTRY, WASHINGTON COUNTY, 2021 

 
SOURCE: Bureau of Labor Services 

 

  

Industry

Annual 

Establishments

Average 

Employment

Total Annual 

Wages

Average Annual 

Wages

Total Average 

Weekly Wage

Annual Wages 

per Employee

Employment 

LQ

NAICS 3344 Semiconductor and other 

electronic component manufacturing 73 24921 $4,161,429,638 $166,987 $3,211 $166,985 31.94

NAICS 3332 Industrial machinery 

manufacturing 23 3400 $471,751,815 $138,754 $2,668 $138,751 15.01

NAICS 334 Computer and electronic 

product manufacturing 141 28870 $4,580,914,632 $158,674 $3,051 $158,674 11.35

NAICS 55 Management of companies 

and enterprises 178 15871 $4,350,098,031 $274,092 $5,271 $274,091 5.06

NAICS 31-33 Manufacturing 873 51504 $6,248,468,792 $121,321 $2,333 $121,320 2.56

NAICS 111 Crop production 173 2391 $99,259,665 $41,520 $798 $41,514 1.75

NAICS 42 Wholesale trade 1460 13816 $1,612,302,774 $116,698 $2,244 $116,698 1.21

NAICS 321 Wood product manufacturing 27 1007 $65,025,375 $64,557 $1,241 $64,573 1.12

NAICS 23 Construction 1889 17757 $1,399,270,320 $78,803 $1,515 $78,801 1.04

NAICS 56 Administrative and support 

and waste management and 

remediation services 1300 21886 $1,187,464,424 $54,257 $1,043 $54,257 1.01

NAICS 11 Agriculture, forestry, fishing 

and hunting 231 2939 $119,673,419 $40,718 $783 $40,719 0.89

NAICS 51 Information 715 7409 $957,202,964 $129,200 $2,485 $129,195 0.85

NAICS 44-45 Retail trade 1562 31558 $1,321,029,910 $41,860 $805 $41,860 0.84

NAICS 53 Real estate and rental and 

leasing 903 4201 $262,201,884 $62,408 $1,200 $62,414 0.65

NAICS 62 Health care and social 

assistance 3178 31961 $1,913,635,959 $59,874 $1,151 $59,874 0.64

NAICS 72 Accommodation and food 

services 1345 19573 $520,997,273 $26,618 $512 $26,618 0.64

NAICS 61 Educational services 341 5266 $230,650,099 $43,800 $842 $43,800 0.54

NAICS 54 Professional, scientific, and 

technical services 2940 16096 $1,499,732,524 $93,175 $1,792 $93,174 0.51

NAICS 52 Finance and insurance 1029 10622 $1,009,573,973 $95,047 $1,828 $95,046 0.48

NAICS 71 Arts, entertainment, and 

recreation 256 3007 $86,724,477 $28,838 $555 $28,841 0.37

NAICS 115 Support activities for 

agriculture and forestry 32 321 $10,499,185 $32,699 $629 $32,708 0.27

NAICS 721 Accommodation 75 1031 $31,301,257 $30,348 $584 $30,360 0.21

NAICS 21 Mining, quarrying, and oil and 

gas extraction 4 235 $19,718,154 $83,818 $1,612 $83,907 0.14

Federal Government 27 900 $72,307,819 $1,546 $80,342 $80,342 0.15

State Government 33 2176 $159,947,920 $1,414 $73,505 $73,505 0.24

Local Government 242 18587 $1,253,135,756 $1,297 $67,420 $67,420 0.67
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We can estimate the level of indicated export employment by sector by combining the location quotients and overall 

employment levels. The industries with the highest level of export employment are manufacturing (mainly semiconductor, 

industrial machinery, and computer manufacturing), other goods-producing, and agriculture, forestry, fishing, and hunting. 

The industries with the highest total employment are service industries including professional services, and trade and 

transportation. 

 
FIGURE 4.03: TOP TEN INDUSTRIES IN TERMS OF TOTAL AND EXPORT EMPLOYMENT, WASHINGTON COUNTY 

 
SOURCE: Bureau of Labor Services 
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B. ECONOMIC SPECIALIZATION (CITY OF CORNELIUS) 
The same analysis applied to the city of Cornelius reveals high levels of employment concentration in industries such as 

manufacturing (metals and wood), education, retail trade, agricultural support, and construction.  

 
FIGURE 4.04: INDUSTRY SECTOR SPECIALIZATION BY DETAILED INDUSTRY, CITY OF CORNELIUS, 2021 

 
SOURCE: Oregon Employment Department 

 

  

Industry

Annual 

Establishments

Average 

Employment Total Annual Wages

Average Annual 

Wages

Employment 

LQ

Agriculture, forestry, fishing, and hunting 3 48 $801,669 $16,701 2.00

Mining 0 0 $0 $0 0.00

Construction 58 282 $15,678,603 $55,598 1.97

Food Manufacturing 3 16 $874,613 $54,663 0.51

Wood Manufacturing 3 51 $3,580,741 $70,211 7.55

Metals Manufacturing 8 214 $11,579,334 $54,109 31.91

Utilities 0 0 $0 $0 0.00

Wholesale trade 12 149 $7,162,750 $48,072 1.36

Retail trade 26 725 $22,809,315 $31,461 2.45

Transportation 5 29 $1,504,399 $51,876 0.25

Delivery and warehousing 1 11 $735,076 $66,825 0.10

Information 2 38 $2,778,614 $73,121 0.70

Finance and Insurance 12 34 $1,575,454 $46,337 0.29

Real Estate and Rental 10 20 $638,862 $31,943 0.47

Professional, Scientific, and Technical Services 11 40 $1,861,576 $46,539 0.21

Management of Companies and Enterprises 0 0 $0 $0 0.00

Administrative and Wast Management 22 124 $4,411,713 $35,578 0.71

Educational services 5 190 $9,303,125 $48,964 3.49

Health care and social assistance 78 412 $18,215,893 $44,213 1.08

Arts, Entertainment, and Recreation 0 0 $0 $0 0.00

Accommodation and Food Services 22 210 $4,914,843 $23,404 0.90

Other services 30 87 $2,501,252 $28,750 1.09

Government 1 85 $3,069,949 $36,117 0.21

Total 312 2,765 $113,997,781 $41,229
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The top industries in terms of overall employment were retail trade, health care and social assistance, construction, and 

metals manufacturing. There were nine industries with positive export employment, the largest being retail trade, metals 

manufacturing, construction, and educational services. Moreover, there are four industries with very little representation 

in Cornelius, these being the mining, utilities, arts & entertainment, and management of companies & enterprises 

industries. 

 
FIGURE 4.05: TOP TEN INDUSTRIES IN TERMS OF TOTAL AND EXPORT EMPLOYMENT, CITY OF CORNELIUS, 2021 

 
SOURCE: Oregon Employment Department and Bureau of Labor Services 
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C. ECONOMIC DRIVERS 
The identification of the economic drivers of a local or regional economy are critical in informing the character and nature 

of future employment, and by extension land demand over a planning cycle. To this end, we employ a shift-share analysis 

of the local economy emerging out of the latter half of the recent expansion cycle1. 

 

A shift-share analysis is an analytical procedure that measures local effect of economic performance within a particular 

industry or occupation. The process considers local economic performance in the context of national economic trends—

indicating the extent to which local growth can be attributed to unique regional competitiveness or simply growth in line 

with broader trends. For example, consider that Widget Manufacturing is growing at a 1.5% rate locally, about the same 

rate as the local economy. On the surface we would consider the Widget Manufacturing industry to be healthy and 

contributing soundly to local economic expansion. However, consider also that Widget Manufacturing is booming across 

the country, growing at a robust 4% annually. In this context, local widget manufacturers are struggling, and some local or 

regional condition is stifling economic opportunities. 

 

We can generally classify industries, groups of industries, or clusters into four groups:  

 

Growing, Outperforming: Industries that are growing locally at a rate faster than the national average. These 

industries have characteristics locally leading them to be particularly competitive.  

 

Growing, Underperforming: Industries that are growing locally but slower than the national average. These 

industries generally have a sound foundation, but some local factor is limiting growth.  

 

Contracting, Outperforming: Industries that are declining locally but slower than the national average. These 

industries have structural issues that are impacting growth industry wide. However, local firms are leveraging some 

local or regional factor that is making them more competitive than other firms on average.  

 

Contracting, Underperforming: Industries that are declining locally at a rate faster than the national average. These 

industries have structural issues that are impacting growth industry wide. However, some local or regional factor is 

making it increasingly tough on local firms.  

 

The average annual growth rate by industry from 2011 to 2021 in Washington County was compared to the national rate. 

The observed local change was compared to a standardized level reflecting what would be expected if the local industry 

grew at a rate consistent with national rates for that industry. 

 

 As shown in Figure 4.06, most industries grew at a slower rate than the rest of the country, although a fair number of 

industries outperformed national trends. The sectors that experienced the greatest positive regional shift in employment 

during this period were management of companies & enterprises, manufacturing, accommodation and food services, retail 

trade, and construction. The only sectors that comfortably outperformed expectations were management of companies & 

enterprises, manufacturing, and accommodation & food services. Sectors with the greatest negative regional shift in 

employment were wholesale trade, finance & insurance, and administrative and educational services.  

  

 
1  Measured from 2011 through 2021 
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FIGURE 4.06: INDUSTRY SECTOR SHIFT SHARE ANALYSIS, WASHINGTON COUNTY (2011 – 2021) 

 

 

  

Standardized Regional

Industry 2011 2021 Total AAGR Level - 2021* Shift

Farm Employment 4,441 4,534 93 0.2% 4,355 179

Forestry, Fishing, and Related Activities 1,483 1,499 16 0.1% 1,606 (107)

Mining 525 541 16 0.3% 390 151

Construction 15,423 22,270 6,847 3.7% 20,588 1,682

Manufacturing 44,391 53,419 9,028 1.9% 46,919 6,500

Wholesale Trade 19,108 15,691 (3,417) -2.0% 19,591 (3,900)

Retail Trade 34,751 38,763 4,012 1.1% 37,065 1,698

Information 9,652 9,305 (347) -0.4% 10,205 (900)

Finance and Insurance 18,546 19,549 1,003 0.5% 22,301 (2,752)

Real Estate and Rental and Leasing 13,830 17,185 3,355 2.2% 17,619 (434)

Professional, Scientific, and Technical Services 22,030 27,914 5,884 2.4% 27,282 632

Management of Companies and Enterprises 5,988 16,768 10,780 10.8% 7,926 8,842

Administrative and Waste Services 24,540 27,372 2,832 1.1% 28,379 (1,007)

Educational Services 9,492 8,900 (592) -0.6% 10,770 (1,870)

Health Care and Social Assistance 30,756 37,434 6,678 2.0% 36,264 1,170

Arts, Entertainment, and Recreation 7,379 7,521 142 0.2% 7,926 (405)

Accommodation and Food Services 18,233 22,000 3,767 1.9% 20,046 1,954

Other Services (except Public Administration) 14,878 17,657 2,779 1.7% 16,010 1,647

Federal Civilian 780 910 130 1.6% 785 125

Military 1,531 1,368 (163) -1.1% 1,419 (51)

State Government 1,954 2,114 160 0.8% 1,958 156

Local Government 18,863 18,861 (2) 0.0% 18,700 161

TOTAL 318,574 371,575 53,001 1.6% 358,104 13,471

* Employment level in each industry had it grown at the same rate as its counterparts at the national level over the same period.

SOURCE: U.S. Department of Commerce, Bureau of Economic Analysis
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When the shift share analysis is applied to the city of Cornelius, growth was also slow compared to the rest of the country. 

The best performing sectors on this measure in the local economy were retail trade, wholesale trade, construction, 

healthcare & social services, accommodation & food service, and government.  

 

FIGURE 4.07: INDUSTRY SECTOR SHIFT SHARE ANALYSIS, CITY OF CORNELIUS (2011 – 2021) 

 

Standardized Regional

Industry 2011 2021 Total AAGR Level - 2021* Shift

Agriculture, forestry, fishing, and hunting 49 48 (1) -0.2% 53 (5)

Mining 0 0 0 0.0% 0 0

Construction 148 282 134 6.7% 198 84

Manufacturing 310 281 (29) -1.0% 328 (47)

Utilities 0 0 0 0.0% 0 0

Wholesale trade 77 149 72 6.8% 79 70

Retail trade 590 725 135 2.1% 629 96

Transportation 48 29 (19) -4.9% 85 (56)

Delivery and warehousing 7 11 4 4.6% 12 (1)

Information 62 38 (24) -4.8% 66 (28)

Finance and Insurance 35 34 (1) -0.3% 42 (8)

Real Estate and Rental 14 20 6 3.6% 18 2

Professional, Scientific, and Technical Services 67 40 (27) -5.0% 83 (43)

Management of Companies and Enterprises 0 0 0 0.0% 0 0

Administrative and Wast Management 150 124 (26) -1.9% 173 (49)

Educational services 180 190 10 0.5% 204 (14)

Health care and social assistance 304 412 108 3.1% 358 54

Arts, Entertainment, and Recreation 6 0 (6) -100.0% 6 (6)

Accommodation and Food Services 148 210 62 3.6% 163 47

Other services 84 87 3 0.4% 90 (3)

Government 68 85 17 2.3% 63 22

TOTAL 2,347 2,765 418 1.7% 2,651 114

* Employment level in each industry had it grown at the same rate as its counterparts at the national level over the same period.

SOURCE: U.S. Department of Commerce, Bureau of Economic Analysis
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D. REGIONAL EMPLOYMENT PROJECTION (OED) 
The State of Oregon produces employment forecasts by sector at the broader regional level, which groups Clackamas, 

Multnomah, and Washington Counties together. The most recent forecast anticipates a gain of 148,500 jobs from 2021 

through 2031, reflecting an average annual growth rate of roughly 1.4% during the period. This area has historically seen 

strong growth, and recovery from the COVID pandemic has been promising. 

 

In this region, the industries projected to experience the most growth are leisure & hospitality, information, 

trade/warehousing/utilities, and education. Only the finance sector is projected to experience negative growth in the 

coming years. 

 

FIGURE 4.08: PROJECTED EMPLOYMENT GROWTH BY SECTOR, PORTLAND TRI-COUNTIES, 2021-2031 

 
SOURCE: Oregon Employment Department, Workforce and Economic Research Division 
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V. CORNELIUS TARGET INDUSTRIES ANALYSIS 
The preceding analysis provides a basis for narrowing of target industries for the City of Cornelius. These indicators point 
to sectors of past and potential growth, as well as locally expressed economic development vision for the community. The 
following is a summary of targeted sectors and indicators for Cornelius. 
 

 
 
These broader analyses arrived at similar conclusions of the advantageous industries for Cornelius, including manufacturing, 
construction, health care, education, wholesale and retail, and agricultural support services. 
 

CITY OF CORNELIUS TARGET INDUSTRIES  
The preceding analysis of industry strengths and regional priorities provided a foundation for the discussion of local target 
industries for the City of Cornelius. Through the EOA planning process, the community recommends the following list of 
priority sectors to help meet the community’s economic development goals. 
 
The selected industries reflect the community’s historical strengths and advantages, regional trends, and local goals and 
objectives.  These are discussed in more detail in the following pages: 
 

• Manufacturing 

• Health Care 

• Retail Trade 

• Construction 

• Education 

• Wholesale Trade 
 

Note: The following discussion of target sectors relies on the most recent QCEW data from the Oregon Employment 

Department, dating to 2021.  Total employment figures are updated to an estimate for 2023 in the following section of this 

report. 

  

Cornelius Targets and Indicators

CITY OF CORNELIUS STRONG LOCATION QUOTIENT

Current Largest Employers Metal  Manufacturing

Retai l  Trade Wood Manufacturing

Health Care and Socia l  Ass is tance Education

Construction Retai l  Trade

Manufacturing Agricultura l  Services

Leisure & Hospita l i ty Construction

Education

BUSINESS OREGON - Statewide Targets
Outdoor Gear and Apparel

STRONG SHIFT SHARE INDICATOR Forestry & Wood Products

Retai l  Trade Advanced Manufacturing

Construction Bus iness  Services

Wholesa le Trade Food & Beverage

Health Care and Socia l  Ass is tance Bioscience

Accommodation and Food Service Metals  & Machinery

High Technology
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A. MANUFACTURING 
Manufacturing has been a long-standing target sector for the City of Cornelius, and the sector is well represented among 
current businesses. Local employers manufacture products include metal prodcucts, wood products, metals, and electronic 
components. This sector has a strong location quotient indicator in Cornelius. Manufacturing provides good average 
incomes and skill building opportunities to blue-collar workers. 
 

SECTOR SUMMARY: MANUFACTURING 

 
 
The overall employment level in this sector was 281 in 2021, representing roughly 10% of the local employment base. The 
average annual wage was approximately $57,063 per year in 2021. Employment levels in the sector increased by roughly 
4% from 2011 through 2021. 
 
Cluster Strengths 

▪ Good foundation of existing manufacturing businesses and recent growth. 
▪ Diversified inputs and product types. 
▪ Experienced manufacturing work force, and training opportunities. 
▪ Solid wages in many manufacturing subsectors. 

 
Cluster Challenges 

▪ Scaling up the skilled workforce quickly. 
▪ Increasing shortage of appropriate industrial sites. 

 
While manufacturing has experienced secular decline nationwide over many decades, 
there are still many opportunities for producers that benefit from proximity to inputs 
and the intended market, advanced production techniques and skills. Cornelius has 
demonstrated the ability to foster and grow this sector. 
 

TARGET SECTOR STATS

2021 EMPLOYMENT 281

AVERAGE ANNUAL WAGE $57,063

GROWTH 2011-2021 12

ESTIMATED EXPORT EMPLOYMENT 236

MAJOR LOCAL EMPLOYERS

SHELDON MANUFACTURING

TRUSS COMPONENTS OF OREGON INC

EAGLE PRECISION SHEETMETAL INC

KAUFFMAN ENGINEERING LLC

SUMMIT FOODS INC

2021 Average

NAICSDescription Employment Total % Wage

321 Wood Product Manufacturing 50                   11 28.2% $71,524

332 Metal Product Manufacturing 42                   -10 -19.2% $56,193

333 Machinery Manufacturing 107                 107  - $58,590

334 Computer & Electronics 2                      -41 -95.3% $16,410
Manufacturing

Other 122                 -54 -30.7% $41,550

Total 323 12 3.9% $57,063

Growth '11-'21

10.1%

SHARE OF EMPLOYMENT
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B. CONSTRUCTION 
Construction is well-represented in Cornelius, with a strong location quotient and shift share indicators. Many large 

contracting companies are located in the community. Construction firms offer generally well-paying blue-collar jobs with 

excelling on-the-job training and transferrable skills development. Construction firms benefit from the same centralized 

location in the Metro area as many other sectors, with contractors able to access job sites across the region with their 

equipment and workforce. 

 

The construction sector accounted for 282 jobs in 2021, representing roughly 10% of the local employment base. The 
average annual wage was approximately $55,598 per year in 2021. The sector showed very strong growth from 2011 to 
2021, growing by 91%. 
 

SECTOR SUMMARY: CONSTRUCTION 

 
 
Cluster Strengths 

▪ Ongoing demand for construction firms in a growing city and region. 
▪ Centralized location with access for equipment and workforce to Washington County market. 
▪ Experienced construction work force, and training opportunities. 
▪ Generally high blue-collar wages. 

 
Cluster Challenges 

▪ Increasing shortage of appropriate industrial land. 
 
Construction is generally a resilient sector in areas that continue to experience 
organic growth in population and jobs such as Oregon. Even as broader economic 
trends may depress some aspects of real estate development, other sectors are 
often healthy or growing, and specialties such as public infrastructure 
development are resistant to economic cycles. This sector is a good industry for a 
relatively young, diverse, and less educated workforce. 
 
 

TARGET SECTOR STATS

2021 EMPLOYMENT 282

AVERAGE ANNUAL WAGE $55,598

GROWTH 2011-2021 134
ESTIMATED EXPORT EMPLOYMENT 139

MAJOR LOCAL EMPLOYERS

KEN LEAHY CONSTRUCTION INC

H P S CONSTRUCTION INC

JACKSON INDUSTRIES, LLC

SONICOM CORPORATION

SERVPRO OF YAMHILL & TILLAMOOK COUN

HYBRID HEATING & AIR CONDITIONING

2021 Average

NAICS Description Employment Total % Wage

236 Building Construction 61                 35 134.6% $41,982

237 Civil/Infrastructure Construction 58                 10 20.8% $66,404

238 Subcontractors 163              89 120.3% $56,848

Total 282 134 91% $55,598

Growth '11-'21

10.2%

SHARE OF EMPLOYMENT
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C. HEALTH CARE AND SOCIAL SERVICES 
With 15% of local employment, the Health Care and Social Services sector is the second largest employer in Cornelius behind 

Retail. The sector has a strong location quotient and shift share, having growth swiftly over the last decade.  

 

Like most communities, Cornelius will increasingly face growing health care needs from a growing and aging population. 

The health care needs of the Baby Boom generation, the oldest of which are approaching 80 years old and the youngest 

approaching 60, are expected to increase the need for health care facilities and workforce over the next 20 years.  

 

SECTOR SUMMARY: HEALTH CARE AND SOCIAL SERVICES 

 
 
The overall employment level in this sector was 412 in 2021, representing roughly 15% of the local employment base. The 
average annual wage was approximately $44,200 per year in 2021, with a significant range between wages for social 
workers and health care workers. Employment levels in the sector increased 
by 36% from 2011 to 2021. 
 
Cluster Strengths 

▪ Growing and aging population base. 
▪ Low local competition for many specialties and more advanced 

healthcare. 
▪ Ability to serve larger market of western Washington County. 

 
Cluster Challenges 

▪ Potential competition from other Metro medical clusters. 

 
 
D. EDUCATIONAL SERVICES 
Education is a large sector in Cornelius with a strong location quotient. Most local education employment is in the public 

school system however the community has identified the potential to increase adult education and training opportunities 

for the local workforce. This might be pursued through partnerships with local resources like Portland Community College, 

Pacific University, and economic development partners. 

 

TARGET SECTOR STATS

2021 EMPLOYMENT 412

AVERAGE ANNUAL WAGE $44,213

GROWTH 2011-2021 108

ESTIMATED EXPORT EMPLOYMENT 24

MAJOR LOCAL EMPLOYERS

OREGON CHILD DEVELOPMENT COALITION

VIRGINIA GARCIA MEMORIAL HEALTH CTR

HOME CARE WORKERS

HOMEWARD BOUND REHABILITATION INC

2021 Average

NAICS Description Employment Total % Wage

62 Health Care & Social Services 412              108 36% $44,213

Total 412 108 36% $44,213

Growth '11-'21

14.9%

SHARE OF EMPLOYMENT
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Overall, the educational services sector represents roughly 7% of all employment in the city of Cornelius. This translates to 
190 jobs in 2021 with an average annual wage of $48,964. Employment in the cluster grew by 5.6% from 2011 through 
2021, adding 10 jobs in total. 
 

SECTOR SUMMARY: EDUCATIONAL SERVICES 

 
 
Cluster Strengths 

▪ Growing unmet market for local on-going education and workforce training 
▪ Available public and private sector partners 

 
Cluster Challenges 

▪ Few challenges. 

 
 
E. RETAIL TRADE 
The retail trade sector makes up a significant portion of Cornelius’ employment base representing roughly 26.3% of all 
employees within the city. While the city seeks to diversify its employment opportunities into more sectors, the area 
remains a strong location for retail businesses, and has experienced rapid growth over the past decade.  
 

The retail trade sector makes up a significant portion of Cornelius’ employment base employing roughly 26.3% of all 

employees within the city, translating to an employment level of 727 in 2021. During this period, the sector’s average wage 

was $31,168. The sector grew by roughly 23% during this period or 137 jobs from 2011 to 2021.  

 
Cluster Strengths 

▪ Strong location quotient for retail businesses serving a regional market. 
▪ Commercial real estate development supports a balanced fiscal profile for the City. 
▪ Large, experienced workforce. 

 
Cluster Weakness 

▪ Generally low-wage jobs. 
▪ Diminishing number of buildable commercial sites. 

 
 

 

TARGET SECTOR STATS

2021 EMPLOYMENT 190

AVERAGE ANNUAL WAGE $48,964

GROWTH 2011-2021 10

ESTIMATED EXPORT EMPLOYMENT 136

MAJOR LOCAL EMPLOYERS

CORNELIUS ELEM SCHOOL

ECHO SHAW ELEM

CENTRO CULTURAL 

FREE ORCHARDS ELEMENTARY

NW YOUTH BASEBALL LLC

2021 Average

NAICS Description Employment Total % Wage

611 Educational Services 190 10 5.6% $48,964

Total 190 10 5.6% $48,964

Growth '11-'21

6.9%

SHARE OF EMPLOYMENT
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SECTOR SUMMARY: RETAIL TRADE 

 
 
 
F. WHOLESALE TRADE 
 
Wholesale trade has grown quickly in Cornelius, nearly doubling in 
employment over the past decade. This sector offers relatively high wages 
for low-skilled workers. This industry often uses warehousing or commercial 
space, sometimes with yard storage for large items. These businesses often 
have the flexibility to use either industrial or commercial land. As other 
industries grow in the area, as well as ecommerce, wholesale businesses 
tend to thrive. 
 
The overall employment level in this sector was 149 in 2021, representing 
roughly 5.4% of the local employment base. The average annual wage was 
approximately $48,072 per year in 2021. Employment in the wholesale 
trade sector saw relatively strong growth adding 72 new jobs from 2011 to 
2021, or growing by 93.5%. 

 
 
 

TARGET SECTOR STATS

2021 EMPLOYMENT 727

AVERAGE ANNUAL WAGE $31,168

GROWTH 2011-2021 137

ESTIMATED EXPORT EMPLOYMENT 430

MAJOR LOCAL EMPLOYERS

WAL MART ASSOCIATES INC

FRED MEYER

COASTAL FARM & RANCH

WALGREENS

CORNELIUS FOOD/OIL LLC

2021 Average

NAICS Description Employment Total % Wage

444 Building Material & Garden 53 49 1225% $29,127

Equipment Dealers

445 Food & Beverage Retailers 29 7 31.8% $29,214

446 Health & Personal Care Stores 25 -22 -46.8% $39,848

447 Gas Stations 21 1 5.0% $27,400

452 General Merchandise Stores 568 114 25.1% $31,442

Other 31 -12 -27.9% $27,010

Total 727 137 23.2% $31,168

Growth '11-'21

26.3%

SHARE OF EMPLOYMENT
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SECTOR SUMMARY: WHOLESALE TRADE 

 
 
Cluster Strengths 

▪ Strong growth for wholesale businesses serving a regional market. 
▪ Flexible businesses can use a range of sites and locations. 
▪ Higher wages than retail trade, on-the-job skill building. 

 
Cluster Weakness 

▪ Diminishing number of large buildable sites. 
 
  

 
  

TARGET SECTOR STATS

2021 EMPLOYMENT 149

AVERAGE ANNUAL WAGE $48,072

GROWTH 2011-2021 72

ESTIMATED EXPORT EMPLOYMENT 39

MAJOR LOCAL EMPLOYERS

WILCO FARMERS

HILLSBORO PUMP SERVICE PIPE & SUPPL

PAPE MACHINERY INC

BURROWS EQUIPMENT LLC

CROP PRODUCTION SERVICES

2021 Average

NAICS Description Employment Total % Wage

423 Durable Goods Wholesaler 65 43 195.5% $55,569

424 Nondurable Goods Wholesalre 83 29 53.7% $42,206

425 Electronic Markets and Agents 1 0 0% $47,683

Total 149 72 93.5% $48,072

Growth '11-'21

5.4%

SHARE OF EMPLOYMENT
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VI. FORECAST OF EMPLOYMENT AND LAND NEED 
 

CITY OF CORNELIUS EMPLOYMENT FORECASTS 
Goal 9 requires that jurisdictions plan for a 20-year supply of commercial and industrial capacity. Because employment 

capacity is the physical space necessary to accommodate new workers in the production of goods and services, employment 

need forecasts typically begin with a forecast of employment growth in the community.  

 

The previous analysis of economic trends and targeted industries set the context for these estimates. This analysis translates 

those trends into estimates of employment growth by broad industry. Forecasts are produced at the sector or subsector 

level (depending on available information), and subsequently aggregated into two-digit North American Industry 

Classification System (NAICS) sectors. Estimates in this analysis are intended for long-range land planning purposes and are 

not designed to predict or respond to business cycle fluctuation.  

 

The projections in this analysis are built on an estimate of employment in 2023, the commencement year for the planning 

period. Employment growth will come as the result of net-expansion of existing businesses in the community, new business 

formation, or the relocation/recruitment of new firms. Forecast scenarios consider a range of factors influencing growth. 

Long-range forecasts typically rely on a macroeconomic context for growth. The forecast does not consider the impact of a 

significant exogenous shift in employment such as recruitment of a major employer.  

 

A. OVERVIEW OF EMPLOYMENT FORECAST METHODOLOGY 
Our methodology starts with employment forecasts for major commercial and industrial sectors. Forecasted employment 

is allocated to building type, and a space demand is a function of the assumed square footage per employee ratio multiplied 

by projected change. The need for space is then converted into land and site needs based on assumed development 

densities using floor area ratios (FARs).  

 

FIGURE 6.01: OVERVIEW OF EMPLOYMENT FORECAST METHODOLOGY 

 
 

The first analytical step of the analysis is to update covered employment from the 2021 data to the 2023 base year. The 

Quarterly Census of Employment and Wages (QCEW) data was used to determine the City of Cornelius’ covered 

employment by industry through 2021. To update these estimates, we use observed industry specific growth rates for 

Washington County between 2021 and 2023. 

 

EMPLOYMENT 
FORECAST

• By Sector

• Baseline and 
Adjusted

SPACE NEEDS

• SF per Employee

• Magnitude and 
Character of Need

REAL ESTATE 
PRODUCTS

• Office

• Industrial

• Commercial

• Hybrid Products

LAND/SITE 
NEEDS

• Aggregate Need

• Site Requirements
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The second step in the analysis is to convert “covered”2 employment to “total” employment. Covered employment only 

accounts for a share of overall employment in the economy. Specifically, it does not consider sole proprietors or 

commissioned workers. Covered employment was converted to total employment based on observed ratios at the national 

level derived from the Bureau of Economic Analysis. The adjusted 2023 total employment base for the city of Cornelius is 

3,035 jobs.  

 

FIGURE 6.02: UPDATE TO 2023 BASELINE AND CONVERSION OF COVERED TO TOTAL EMPLOYMENT 

CITY OF CORNELIUS (2021 – 2023) 

 
 

B. “SAFE HARBOR” EMPLOYMENT GROWTH RATES 
Oregon Administrative Rules do not require cities to utilize a specific methodology for forecasting future employment 

growth. Instead, the rules state that cities may use some methods, or safe harbor approaches, to forecast job growth [OAR 

660-024-0040(5) and (9)]. Cities are encouraged to base forecasts on identified national, state, and local trends (660-009-

0015). 

 

The OAR mentioned some potential “safe harbor” sources on which the forecasted job growth may be based are: 

 

• Most recent adopted population growth rate for the City (Metro Urban Growth Report, 2021) 

• Most recent forecasted employment growth for the City (Metro Urban Growth Report, 2021) 

• Most recent sectoral job growth forecast for the tri-county region (Oregon Employment Department, 2021 – 2031) 

 

For this analysis these potential assumptions were considered, but ultimately rejected, to generate the 20-year job forecast 

for Cornelius.  Each of these forecasts imply very low employment growth rates that are insufficient to capture the 

 
2  The Department of Labor’s Quarterly Census of Employment and Wages (QCEW) tracks employment data through state employment departments. 

Employment in the QCEW survey is limited to firms with employees that are “covered” by unemployment insurance. 

2021 '21-'23 2023 Total Emp. 2023

Major Industry Sector Employment County Δ1
Estimate Conversion2

Estimate

Construction 282 2.7% 298 82% 363

Manufacturing 281 2.8% 297 98% 304

Wholesale Trade 149 1.1% 152 98% 156

Retail Trade 725 -1.2% 708 95% 743

T.W.U. 40 -6.2% 35 91% 39

Information 38 2.6% 40 95% 42

Finance & Insurance 34 -2.5% 32 92% 35

Real Estate 20 -2.5% 19 92% 21

Professional & Technical Services 40 3.6% 43 91% 47

Administration Services 124 3.6% 133 91% 146

Education 190 2.3% 199 96% 208

Health Care/Social Assistance 412 2.3% 431 96% 452

Leisure & Hospitality 210 9.5% 252 95% 266

Other Services 87 8.6% 103 86% 120

Government 85 4.4% 93 100% 93

TOTAL 2,717 4.4% 2,835 93% 3,035

1/Growth rate calculated using CES data for Washington County

2/ Bureau of Economic Analysis (2020 National Averages)

QCEW Employment
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employment needs from recent and forecasted residential growth in the City, as well as the location advantages of the city 

for attracting large employers going forward. 

 

C. METRO VS. STATE EMPLOYMENT FORECASTS 
Through its periodic forecasting efforts (via the Urban Growth Report), Metro generates growth forecasts for population, 

households, and employment for the cities in the region, as well as the three-county region (Washington, Multnomah, 

Clackamas Counties).  

 

However, a comparison of the three-county employment forecasts prepared by Metro itself, and the three-county 

employment forecasts prepared by the OED show that Metro is not planning to accommodate nearly as much employment 

as the state is predicting (Figure 6.02). 

 

FIGURE 6.02: PORTLAND THREE-COUNTY EMPLOYMENT FORECAST, METRO AND OED 

 
 

Metro has growth projections dating from 2021 and covering the 2020 to 2030 period, while OED has growth projections 

covering the similar 2021 to 2031 period. Metro’s projection includes all land and communities within the three counties, 

not just those within the UGB, and will be used in Metro’s updated Urban Growth Report. Some of the findings are 

summarized below: 

 

• Metro projects just 44% of the total job growth projected by OED in the three counties (65k vs. 148k). 

• OED projects an average annual employment growth rate of 1.4% per year during this period, while Metro projects 

a much lower rate of 0.6% per year. 

• Metro’s projected employment growth rate is much lower than the average annual population growth rate 

experienced over the last 10- or 20-year periods. In fact, Metro is planning for far fewer new jobs (65k) than Metro’s 

accompanying projection of the number of new households (114k) over the same period. (This would be less than 

0.6 new jobs for each new household.) 

• As Metro uses this adopted employment forecast for regional land use planning, it will plan for only enough 

employment lands (commercial and industrial) to accommodate a fraction of what state economists predict the 

three-county region will see. 

• Even if the Metro UGB were to absorb 100% of Metro’s own projected employment growth, this would leave nearly 

83k jobs (or 54% of the total) from the OED forecast for the three counties, unaccounted for over the next 10 years. 

OED Projection (2021-2031)1

3-County Area: 1,010,500 1,159,000 148,500 15% 100%

Metro Projection (2020-2030)2

3-County Area: 1,026,032 1,091,568 65,536 6% 44%

Metro UGB Cities: 869,782 916,928 47,146 5% 32%

Unincorporated Areas: 142,058 160,054 17,996 13% 12%

Non-Metro Cities: 14,192 14,586 394 3% 0.3%

1 
Portland Tri -County Industry  Projections  2021-2031, Oregon Employment Department (11/21)

2 
2045 Dis tributed Forecast of Population, Households , and Employment, Metro (2/21)

2020/1 2030/1
Employment 

Growth

Share of OED 

Forecast
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• In short, the Metro employment forecast does not seem in keeping with historical and projected household growth 

rates and economic development goals to maintain sufficient employment land to facilitate business formation and 

job opportunities. 

 

In the case of Cornelius, the latest adopted Metro forecast (2021) seems too low to match recent community growth, or 

local economic goals. Metro’s forecasted employment growth rate (1.2%) is lower than the forecasted population (1.3%) 

or household (1.6%) growth rates over the same period, which would exacerbate the already low jobs-to-housing balance 

in the city (see next section). 

 

D. JOBS/HOUSING BALANCE - CORNELIUS 
The City of Cornelius has long identified an imbalance between the number of local residents and the number of local jobs 

as an economic and fiscal challenge to the community. Communities with a low jobs-to-housing ratio, like Cornelius, face a 

fiscal mismatch between a relatively high number of households, which often place a higher demand on public services 

than they pay in local taxes, and relatively fewer commercial and industrial land uses which tend to provide net-positive tax 

revenue to pay for public services.  

 

“Bedroom communities” face the challenge of serving growing residential neighborhoods without the employment uses to 

help fund robust services and infrastructure. The challenge is even more acute in communities with lower average incomes 

and property value levels, such as Cornelius.  According to the latest Census data, the local median income is over 20% 

lower than median income of Washington County. 

 

Cornelius also emphasizes greater local job growth so that local working residents can find employment closer to home. 

Proximity of employment makes it easier for workers to use active transportation and public transit for commuting and 

creates a more cohesive community where more resident spending takes place locally throughout the day. 

 

As of 2023, the City of Cornelius had an estimated 3,035 local jobs available for its 4,702 households (Metro). This is a jobs-

to-household ratio of 0.64 jobs for each household.  At the same time, it is estimated that there are an average of 1.5 

workers for each household in Cornelius. The Census estimates that only 5% of local working residents work in Cornelius, 

while the remainder commute to other communities to find employment. 

 

Improving local employment opportunities, including adding high-wage jobs in growing industries, is a key economic 

development goal, as identified in the adopted 2017 EOA report. Balancing the jobs-to-housing ratio in Cornelius forms 

the basis of the forecasted job growth and land need discussed in the following section. 

 

E. ADOPTED EMPLOYMENT GROWTH RATE FORECAST (CORNELIUS) 
As noted, the Goal 9 statute does not have a required method for employment forecasting, but outlines several safe harbor 

methods, which are intended to provide jurisdictions an accepted methodological approach. In this case, the safe harbor 

approaches, reliant on either low Metro growth forecasts, or OED sector forecasts applied to the low current local 

employment base, are both inadequate to meet local economic development goals.  The safe harbor approaches would 

maintain and even exacerbate the longstanding fiscal and jobs/housing imbalances the City seeks to solve. 

 

For that reason, this analysis has adopted an alternative growth scenario aimed at reflecting a more balanced local 

employment base: 

• Cornelius Growth Scenario: Achieve a 1:1 balance of jobs-to-workers by 2043. This means that at least one local 

opportunity would be available for each local working resident. There are an estimated average 1.5 working 
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residents per each household, so this is a higher number and is the higher growth scenario. The number of 

households in Cornelius (5,421) in 2043 is derived from Metro’s most recent adopted forecast. 

Figure 6.03 presents the results of the forecasted growth scenario. The projected annual growth rate of 4.9% results in a 

finding of 4,850 jobs in 2043, to achieve a jobs-to-worker balance. 

 

FIGURE 6.03: 20-YEAR EMPLOYMENT FORECAST, CITY OF CORNELIUS (2023-2043) 

 
Source: Oregon Employment Department, Census, Johnson Economics 

 

2023 2043 Chg. AAGR

Construction 363 888 525 4.6%

Manufacturing 304 1,009 705 6.2%

Wholesale Trade 156 378 222 4.5%

Retail Trade 743 1,523 780 3.7%

T.W.U. 39 94 55 4.5%

Information 42 101 59 4.5%

Finance & Insurance 35 87 51 4.6%

Real Estate 21 35 14 2.7%

Professional & Technical Services 47 91 44 3.3%

Administration Services 146 337 190 4.3%

Education 208 542 333 4.9%

Health Care 452 1,281 829 5.4%

Leisure & Hospitality 266 858 592 6.0%

Other Services 120 463 344 7.0%

Government 93 202 109 4.0%

TOTAL: 3,035 7,888 4,853 4.9%

Industry
Growth Scenario (1:1 Jobs/Worker)
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Broader economic trends are useful in creating a baseline understanding of growth prospects by industry. Forecasts 

grounded in broad based economic variables do not account for the realities of local businesses and trends among evolving 

industries. Any long-term forecast is inherently uncertain and should be updated on a regular basis to reflect more current 

information. This is particularly true in a smaller jurisdiction such as Cornelius, in which a single large firm’s location and/or 

operational decision may substantively impact the rate of growth.  

 

EMPLOYMENT LAND NEED FORECAST (CORNELIUS) 
The next step in this analysis is to convert projections of employment into forecasts of land demand over the planning 

period. The methodology begins by allocating employment by sector into a distribution of building types in which those 

economic activities typically locate. As an example, insurance agents typically locate in traditional office space, usually along 

commercial corridors. However, a percentage of these firms locate in commercial retail space adjacent to retail anchors. 

Cross tabulating this distribution provides an estimate of employment in each real estate typology.  

 

The next step converts employment into space using estimates of the typical square footage exhibited within each typology. 

Adjusting for typical market vacancy we arrive at an estimate of total space demand for each building type. 

 

Finally, we can consider the physical characteristics of individual building types and the amount of land they typically require 

for development. The site utilization metric commonly used is referred to as a “floor area ratio” or FAR. For example, assume 

a 25,000-square foot general industrial building requires roughly two acres to accommodate its structure, setbacks, parking, 

and necessary yard/storage space. This building would have an FAR of roughly 0.29. Demand for space is then converted to 

net acres using a standard floor area ratio FAR for each development form. 

 

A. 20-YEAR LAND DEMAND ANALYSIS  
In this analytical step we allocate employment growth into standard building typologies. The building typology matrix 

represents the share of sectoral employment that locates across various building types.  

 

FIGURE 6.04: DISTRIBUTION OF EMPLOYMENT BY SPACE TYPE, CITY OF CORNELIUS 

 
Source: Johnson Economics 

Industry Sector Number AAGR Office Institutional Flex/B.P Gen. ind. Warehouse Retail

Construction 525 4.6% 10% 0% 18% 44% 18% 10%

Manufacturing 705 6.2% 8% 0% 24% 60% 8% 0%

Wholesale Trade 222 4.5% 8% 0% 22% 20% 40% 10%

Retail Trade 780 3.7% 5% 1% 6% 0% 20% 68%

T.W.U. 55 4.5% 10% 0% 17% 0% 73% 0%

Information 59 4.5% 25% 0% 25% 40% 0% 10%

Finance & Insurance 51 4.6% 62% 1% 15% 1% 1% 20%

Real Estate 14 2.7% 62% 1% 15% 1% 1% 20%

Professional & Technical Services 44 3.3% 62% 1% 15% 1% 1% 20%

Administration Services 190 4.3% 62% 1% 15% 1% 1% 20%

Education 333 4.9% 20% 53% 15% 1% 1% 10%

Health Care 829 5.4% 30% 53% 2% 0% 0% 15%

Leisure & Hospitality 592 6.0% 15% 1% 12% 1% 1% 70%

Other Services 344 7.0% 50% 1% 27% 1% 1% 20%

Government 109 4.0% 33% 35% 10% 6% 1% 15%
TOTAL 4,853 4.9% 20% 14% 14% 15% 9% 27%

20-year Job Forecast BUILDING TYPE MATRIX
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FIGURE 6.05: ASSUMED DISTRIBUTION OF SPACE BY TYPE AND INDUSTRY SECTOR, CITY OF CORNELIUS 

 
Source: Johnson Economics 

 

FIGURE 6.06: NET CHANGE IN EMPLOYMENT ALLOCATED BY BUILDING TYPE, CITY OF CORNELIUS – 2023-2043 

 
Source: Johnson Economics 
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Office Institutional Flex/B.P Gen. ind. Warehouse Retail

Industry Sector Office Institutional Flex/B.P Gen. Ind. Warehouse Retail Total

Construction 53 0 95 231 95 53 525

Manufacturing 56 0 169 423 56 0 705

Wholesale Trade 18 0 49 44 89 22 222

Retail Trade 39 8 47 0 156 531 780

T.W.U. 5 0 9 0 40 0 55

Information 15 0 15 24 0 6 59

Finance & Insurance 32 1 8 1 1 10 51

Real Estate 9 0 2 0 0 3 14

Professional & Technical Services 27 0 7 0 0 9 44

Administration Services 118 2 29 2 2 38 190

Education 67 177 50 3 3 33 333

Health Care 249 440 17 0 0 124 829

Leisure & Hospitality 89 6 71 6 6 414 592

Other Services 172 3 93 3 3 69 344

Government 36 38 11 7 1 16 109

TOTAL 984 675 670 744 453 1,328 4,853

NET CHANGE IN EMPLOYMENT BY BUILDING TYPE - 2023-2043
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Under the employment forecast scenario, employment housed in retail and office space accounts for the greatest share of 

growth, followed by employment housed in institutional, general industrial, flex/business park, and warehouse/distribution 

space. 

 

Employment growth estimates by building type are then converted to demand for physical space. This conversion assumes 

the typical space needed per employee on average. This step also assumes a market average vacancy rate, acknowledging 

that equilibrium in real estate markets is not 0% vacancy. We assume a 10% vacancy rate for office, retail, and flex uses, as 

these forms have high rates of speculative multi-tenant usage. A 5% rate is used for general industrial and warehouse—

these uses have higher rates of owner occupancy that lead to lower overall vacancy. Institutional uses are assumed to have 

no vacancy.  

 

The demand for space is converted into an associated demand for acreage using an assumed Floor Area Ratio (FAR). The 

combined space and FAR assumptions further provide estimates indicated of job densities, determined on a per net-

developable acre basis. 

 

FIGURE 6.07: NET ACRES REQUIRED BY BUILDING TYPOLOGY, CITY OF CORNELIUS– 20-YEAR 

 
Source: Johnson Economics 

 

Commercial office and retail densities are 33 and 20 jobs per acre, respectively. Industrial uses range from 17 for general 

industrial to 7 jobs per acre for warehouse/distribution. The overall weighted employment density is over 16.5 jobs per 

acre, with the projected 4,850-job expansion in the local employment base through 2043 requiring an estimated 293 net 

acres (354 gross acres) of employment land. This includes the need for an estimated 165 buildable industrial acres (194 

gross), and 128 commercial acres (160 gross). 

 

B. BUILDABLE EMPLOYMENT LAND SUPPLY (CORNELIUS) 
The City of Cornelius has completed a Buildable Lands Inventory (BLI) of employment lands. The inventory includes properly 

zoned employment land in the City boundary, and areas outside the City boundary, but within the UGB which have been 

assigned to Cornelius for planning and future annexation. 

 

The following table presents a summary of commercial and industrial lands found in the BLI. (A map of the BLI is attached 

as Appendix A.) The BLI found 63 individual sites that were either vacant or partially vacant for future development of 

employment uses. For the purposes of this analysis, sites which are located next to each other, under common ownership, 

have been consolidated into single development sites. 

 

 

Office Institutional Flex/B.P Gen. Ind. Warehouse Retail Total

Employment Growth 984 675 670 744 453 1,328 4,853

Avg. SF Per Employee 350 600 990 600 1,500 500 660

Demand for Space (SF) 344,400 404,800 663,000 446,500 679,000 664,100 3,201,800

Floor Area Ratio (FAR) 0.30 0.30 0.30 0.25 0.25 0.25

Market Vacancy 10.0% 0.0% 10.0% 5.0% 5.0% 10.0%

Implied Density (Jobs/Acre) 33.6 21.8 11.9 17.2 6.9 19.6 16.6

Net Acres Required 29.3 31.0 56.4 43.2 65.6 67.8 293.2

Share for infrastructure (Net-to-Gross) 20% 20% 15% 15% 15% 20% 17%

Gross Acres Required 36.6 38.7 66.3 50.8 77.2 84.7 354.3

DEMAND BY GENERAL USE TYPOLOGY, 2020-2040



 

CITY OF CORNELIUS | ECONOMIC OPPORTUNITIES ANALYSIS     40 
 

FIGURE 6.08: BUILDABLE LAND INVENTORY OF EMPLOYMENT LANDS, CORNELIUS 

 
Source: 3J Consulting, City of Cornelius 

 

• Cornelius has a total of 63 consolidated buildable employment sites. Adjacent taxlots under common 

ownership are counted as one contiguous site. 

• 65% of these sites are commercial, while 35% are industrial. 

• In terms of total acreage, there is greater acreage of buildable industrial land (64 acres) than commercial 

land (44 acres). 

• There is a single remaining contiguous industrial site, under common ownership, of 24.3 acres, and 

another industrial site of 12.6 acres. All other industrial sites (90%) are less than 5 acres in size, and 45% 

are less than one acre in size. 

• There are two commercially zoned sites of between 5 and 10 acres, with the largest being 8.2 acres. 71% 

of remaining commercial sites are less than one acre in size. 

• Note that there is a significant distinction between capacity and readily available site supply. The readily 

available inventory must currently have appropriate entitlements and infrastructure capacity to 

accommodate short-term development. 

 

Buildable

ZONE # of Sites Total Acres Acres <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

C2 22 22.0 19.7 14 8 0 0 0 0

CC 3 1.5 1.3 3 0 0 0 0 0

CMU 10 2.4 2.2 10 0 0 0 0 0

COM 1 6.6 5.3 0 0 1 0 0 0

GMU 5 31.5 15.7 2 2 1 0 0 0

I 3 57.4 40.2 0 1 0 1 1 0

LI 2 3.9 2.0 1 1 0 0 0 0

M1 17 36.4 21.8 9 8 0 0 0 0

63 161.7 108.1 39 20 2 1 1 0

ZONE # of Sites Total Acres BLI <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

Commercial: 41 64.0 44.1 29 10 2 0 0 0

Industrial: 22 97.7 64.0 10 10 0 1 1 0

TOTAL: 63 161.7 108.1 39 20 2 1 1 0

ZONE # of Sites Total Acres BLI <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

Commercial: 65% 40% 41% 71% 24% 5% 0% 0% 0%

Industrial: 35% 60% 59% 45% 45% 0% 5% 5% 0%

TOTAL: 100% 100% 100% 62% 32% 3% 2% 2% 0%

Number of Sites by Acreage
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C. COMPARISON OF 20-YEAR LAND NEED TO BUILDABLE SUPPLY 
As discussed in the prior section, there is an estimated total need of 293 net acres of employment lands over the coming 

20-year period to meet the City’s economic goals and create a strong fiscal and employment balance in the community. 

 

Figure 6.09 summarizes the comparison of forecasted need and remaining buildable supply. There is not sufficient buildable 

land supply in either acreage or number and types of sites to accommodate the anticipated growth or meet the needs of 

Cornelius’ growth and the regional industrial cluster of which it is part. The analysis finds a need for roughly 84 net acres of 

additional Commercial land and 101 net acres of additional Industrial land over 20 years to accommodate the forecasted 

need. 

 

FIGURE 6.09: RECONCILIATION OF FORECASTED LAND NEED AND BUILDABLE LAND INVENTORY, CORNELIUS 

 
Source: Johnson Economics, 3J Consulting 

 

This is a bulk land need finding that does not take into account the types and sizes of individual sites needed for the 

forecasted types of employment growth. As noted in the previous chapter, Cornelius is home to a larger share of large 

employers than the national trend. In addition, regional trends point to the need for more consolidated large-lot sites, 

particularly for industrial users in the coming decades. This is discussed in the following sections. 

  

Demand (20-yr) Land Need

Buildable Land Need Surplus or

ZONE # of Sites Net Acres (Acres) (Deficit)

Commercial: 41 64.0 44.1 128.0 (83.9)

Industrial: 22 97.7 64.0 165.2 (101.2)

Total: 63 161.7 108.1 293.2 (185.1)

Supply (BLI)

Total Net 

Acres
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VII. LARGE LOT LAND NEED 
 

REGIONAL LARGE-LOT INDUSTRIAL LAND SHORTAGE 
The shortage of large industrial sites in Oregon, shovel-ready or not, is well established and has been an on-going topic of 

discussion in localities, the Portland Metro region, and statewide. The recent passage of the $52 billion Federal CHIPS Act, 

which should be a boon to the region’s important semiconductor sector has triggered a renewed assessment of the 

industrial land inventory available to respond quickly when economic development opportunities arise. 

 

The preliminary results of the Oregon Semiconductor Competitiveness Task Force, chaired by the Oregon’s Governor, US 

Senator, and the CEO of Portland General Electric has recently reached dire conclusions about the State’s ability to 

accommodate new large industrial users and suppliers with the available industrial land and site sizes available. 

 

Metro has studied land readiness over the last decade, periodically updating its inventory of remaining industrial sites and 

assessing them for readiness. The sites are ranked in Tiers, indicating readiness for near-term development, with Tier 1 sites 

being ready and Tier 3 being the least ready. When last updated in 2017, there were 47 sites over 25 acres in size. The Task 

Force recently updated the inventory to find that the supply had fallen by 40% to 28 total sites.  Only two non-contiguous 

Tier 1 sites remain, totaling 82 acres, and these sites lack the size to be adequate for large industrial users.  

 

FIGURE 7.01: PORTLAND METRO INVENTORY OF LARGE INDUSTRIAL SITES 

 
Source: Oregon Semiconductor Competitiveness Task Force, Mackenzie 

 

While the Task Force is focused on the semiconductor industry (discussed more below), it should be noted that this is the 

total industrial inventory available for all categories of industrial users in the Metro boundary. As the Tier categories imply, 

much of the remaining inventory also faces barriers to quick access and infrastructure service.  

 

These findings support the conclusion that the region currently has few to no sites to offer a large new industrial business 

recruitment or major expansion of an established industry. As the Task Force points out: 

 

A major component of economic competitiveness is the time it takes to assemble the baseline ingredient of 

development: industrial land. In many states and countries this isn’t a challenge, but in Oregon, it has become a 

serious barrier in achieving our goals surrounding shared economic prosperity. 

As established in this report’s “Opportunity” section, Oregon is on the cusp of a 1990s-like semiconductor boom 

when billions were invested and industry employment more than doubled. That boom was facilitated by 2,000+ 

acres of industrial land. 

              

    

2011  
Inventory 

2014  
Inventory 

2017  
Inventory  

2022  
Inventory   

  Tier 1 9 14 10 2   

  Tier 2 16 17 11 6   

  Tier 3 31 23 26 20   

  Total 56 sites 54 sites 47 sites 28 sites   
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As discussed [in the report], this subcommittee found that Oregon faces a serious shortage of available, 

development-ready large industrial sites relative to 1990s-like demand. If left unaddressed, the shortage presents 

a critical threat to Oregon’s semiconductor industry competitiveness…. 

…Our lack of industrial land is a chronic problem that has been vividly exposed by the surge [of] interest in 

semiconductor expansion3 

- Oregon Semiconductor Competitiveness Task Force  

CHIPS ACT AND SEMICONDUCTOR INDUSTRY 
The shortage of industrial sites is made especially pressing by the passage of the $52 billion CHIPS Act which is aimed to 

benefit domestic semiconductor chip manufacturers and suppliers. The Act also signals a strong commitment to boost the 

industry that may produce additional future funding and incentives as well.  

 

A major beneficiary if not the largest beneficiary of this federal spending will be Intel, the world’s largest semiconductor 

company and the largest private employer in Oregon with an estimated 22,000 employees statewide. Considering that 

Intel’s Oregon campuses are the company’s “largest and most comprehensive” sites, they may see a sizable allocation of 

the CHIPS subsidies to Intel. The allocation of funding to different companies, and thus states or regions, is unknown at this 

time but financial and stock analysts have predicted that the company could see a benefit of $10 to $19 billion. 

 

Intel is also the center of the large cluster of industry partners, competitors, and suppliers that Intel has attracted in the 

“Silicon Forest.” This cluster is already arguably the most important statewide economic engine outside of natural 

resources, supplying very high-wage employment, attracting talent and investment, and driving high tech innovation in the 

state. 

 

Besides Intel, Oregon is home to roughly 150 related companies employing 10,000 additional workers. Oregon’s economic 

output from this sector is second only to Texas.4 And the state is home to an estimated 15% of the sector’s domestic 

workforce. 

 

As the Task Force’s initial report finds “the semiconductor industry is especially prone to clustering” due to efficiencies of 

pooling talent, suppliers, and collaborators in one region. For this reason, the economic impact of the CHIPS Act is 

anticipated to be especially strong in the Portland metropolitan area, and Washington County where this cluster is already 

established. The report concludes that the industry “…is highly likely to continue clustering in the Metro region, with smaller 

but significant nodes of supplier-related activity in the Willamette Valley.” 

 

The Task Force concludes there is a “short-term” need for the following, with a goal to make progress “heading in to the 

2023 legislative session”: 

 

• Engaging local jurisdictions within Portland Metro and Willamette Valley to determine land availability and 

site readiness for semiconductor expansion in their respective communities.   

• Reviewing responses against criteria to create an updated map of sites of significance for semiconductor 

expansion both inside and outside the Urban Growth Boundary based on planning documents and 

community interest.  

 
3 “Seizing Opportunity, Initial Report and Subcommittee Findings”, Oregon Semiconductor Competitiveness Task Force, August 2022. 
Pages 20, 23. 
4 Terry, Lynne. “Semiconductor bill that would benefit Oregon passes first hurdle,” Oregon Capital Chronicle, July 2022. 
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• Creating an updated map to identify sites most suitable for semiconductor expansion during this next growth 

cycle, including the following, keeping in mind demand could exceed these needs:  

o Two sites of approximately 500 acres to accommodate large-scale semiconductor R&D and/or 

production fabrication operations. 

o Four sites of 50-100 acres suitable for independent device manufacturers or major semiconductor 

equipment manufacturers. 

o At least eight sites of 15-35 acres to enable key suppliers to the semiconductor cluster to expand.5 

[All emphasis added] 

- Oregon Semiconductor Competitiveness Task Force  

 

As noted, the region does not currently offer sites of anywhere near 500 acres, or even Tier 1 sites of 50+ acres. This new 

inventory must be identified quickly, as nearly half the funds of the CHIPS Act are planned to be spent in the first two years, 

and all funds over five years. 

 

In a matter of months, the Task Force narrowed down the potential location of two 500-acre sites, both located in western 

Washington County. These sites are aimed at very large, high investment industrial tech employers. The recruitment of 

these employers would encourage the growth of complementary businesses in that industry cluster, each needing large-lot 

development sites of their own. 

 

Local Readiness 

The short-term process outlined by the Task Force specifies collaborating with local jurisdictions to find partners interested 

in making land and sites available quickly, “both inside and outside the Urban Growth Boundary”. 

 

Because of the deliberative nature of Oregon land use planning and the Urban Growth Boundary amendment process it will 

be a challenge for most communities to respond expeditiously to this short-term need. This will increase the importance 

and priority of communities with the current “planning documents and community interest,” as specified. These 

communities will be able to move the quickest to make more industrial land available to serve regional and state needs. 

 

Cornelius is expediting a UGB Amendment study to identify the need for new employment land, including large sites. As a 

community underway in the planning process and located directly adjacent to the North Hillsboro semiconductor (and other 

industrial) cluster in the Silicon Forest, Cornelius is an excellent potential partner for facilitating short-term industrial land 

readiness in keeping with the goals and identified needs of the State Task Force. The recruitment of large-lot industrial users 

is in alignment with the findings of this EOA, and the future target industries identified to improve the City’s current jobs to 

housing imbalance. 

 

 

  

 
5 “Seizing Opportunity, Initial Report and Subcommittee Findings”, Oregon Semiconductor Competitiveness Task Force, August 2022. 

Pages 22. 
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VIII. FINDINGS AND RECOMMENDATIONS 
 

SUMMARY OF FINDINGS 
The EOA report points to several key conclusions regarding economic development goals and target industries in Cornelius 

over the next 20 years.  It also quantifies projected employment growth and land need within the UGB, and the adequacy 

of the current supply of employment land to meet that need. 

 

Employment Growth 
Cornelius is home to an estimated 3,035 jobs as of 2023.  The largest sectors by number of jobs are retail trade, health care 

and social assistance, construction, and manufacturing. 
 

Based on a forecasted annual growth rate of 4.9%, the city is expected to add roughly 4,850 jobs by 2043.  The greatest 

growth in number of jobs is projected to be in many of the same strong sectors, along with education and wholesale trade. 

The forecasted 20-year employment growth would improve the current imbalance in locally available jobs to the number 

of workers in Cornelius, which currently exports most of its labor to neighboring communities. It would also emphasize 

higher wage industries to support these local households. 

 

Broken down into broad categories of employment that tends to use commercial office/retail space, or that tends to use 

industrial space, the analysis forecasts that the 20-year demand for new employment land will be somewhat more weighted 

towards industrial land (56%) than commercial land (44%). 

 

Expanding & Target Industries 
The city has current advantages in several key industries including manufacturing of a wide range of product types, 

construction, retail, and health care. However, in keeping with the identified economic objectives, a range of potential 

target industries for growth were identified through this process.   

 

The target industries reflect industries where the area has shown historic strength, as well as sectors with robust growth 

potential and consistency with the locally expressed vision for the community: 

 

1) Manufacturing 

2) Construction 

3) Health Care and Social Assistance 

4) Education 

5) Retail Trade 
6) Wholesale Trade 

 

Supporting growth in a range of industries will help the community build a more diverse and sustainable employment and 

tax base for the future and be more resilient to economic impacts on the traditional local industries. 

 

Employment Land Need 

The EOA analysis finds that the forecasted 20-year job growth by industry will translate to a need for 293 total net acres 

(354 gross acres) of land zoned for employment uses.  The distribution of land demand between commercial uses (Office, 

Institutional, Retail) and industrial uses (Industrial, Warehouse, Business Park) leans towards industrial (56% vs. 44%). 
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A range of site sizes will be needed ranging from small to large to accommodate the projected business expansion.  Different 

commercial and industrial users have different site requirements driven by the specific nature of their business operations, 

firm size, location and infrastructure requirements, and other factors. 

 

Adequacy of Employment Land Supply 

The Buildable Land Inventory (BLI) of employment lands completed in conjunction with the EOA found a total of 115 net 

buildable acres in Commercial and Industrial zones. 

 

• The projected 20-year need for Commercial land trails the supply significantly, with an estimated 51 net acres of 

commercial land remaining to meet a projected need for 128 net acres. This indicates a deficit of 77 net acres, or 

97 gross acres of Commercial land. 

• There is a projected supply of 64 net acres of Industrial land to meet the forecasted need of 165 net acres. This 

indicates a deficit of 101 net acres, or 120 gross acres of Industrial land. 

• The total estimated deficit of employment land is 179 net acres, or 216 gross acres. 

• 98% of the remaining contiguous development sites in Cornelius are under 10 acres in size, with most being one 

acre or less. Only one contiguous site of over 20 acres remains. Cornelius is without land to meet the needs of 

many medium to large employers, including the large-lot industrial users and CHIP act beneficiaries that the City, 

County, region, and state have identified as economic development targets. 

• The City of Cornelius has adequate infrastructure for transportation, water, sewer, and stormwater ready to extend 

into the likely path of growth for future employment lands to the north of the City. Having this area ready to serve 

will be a significant incentive for attracting prospective industries. 

• North 10th Avenue, which becomes NW Cornelius Schefflin Road, is a county-designated truck route with recent 

improvements to bridge and rural intersection infrastructure to accommodate traffic from new employment uses, 

including truck freight. This facility also provides direct access to the Tualatin Valley Highway (Hwy 8) corridor to 

the south, and US Highway 26 seven miles to the north. These connections can provide regional and interstate 

access to local employers. 

• Adequate City water, sewer, and stormwater infrastructure is currently stubbed at both the N 10th Avenue bridge 

and at N 19th Avenue at the northern city boundary. If employment lands were made available to the north of this 

area, this infrastructure could readily be extended to meet the needs of new industry seeking to locate there. 

• The City is currently in discussions with PGE about the location of a new power substation in the general area. The 

presence of a new substation will greatly increase the attractiveness of the area for industry in general, and power-

intensive industry in particular. The findings of this EOA are supportive of the need to increase power capacity to 

best utilize the remaining and future industrial lands in north and northwest Cornelius. 

 
  



 

CITY OF CORNELIUS | ECONOMIC OPPORTUNITIES ANALYSIS     47 
 

EOA IMPLEMENTATION RECOMMENDATIONS 
This section discusses a range of strategies and/or action items that the city may consider that are consistent with the 

findings of this report. (Adoption of this report does not imply official commitment to any of these steps although some of 

these strategies may be incorporated in Comprehensive Plan policies in some form.) 

 

PROVIDE AN ADEQUATE SUPPLY OF EMPLOYMENT LAND & SITES   
CORE INITIATIVE       

  Actions   Notes   

MEET INDUSTRIAL AND COMMERCIAL LAND NEEDS   
1 Establish and maintain a competitive 

short-term and long-term supply of 
employment land, in readily 
developable sites. 

  The City should maintain an inventory of available 
employment land to meet the 20-year economic 
development needs of the community, including identifying 
sites of varying sizes that can be readily served with new 
infrastructure in the short-term.  Options:  UGB swap or 
expansion to increase the land supply; rezoning of other land 
categories to employment categories; public effort to 
prioritize and serve key employment areas. 

  

2 Prioritize serving key subareas and 
sites identified in the TSP, Capital 
Improvement Plan, Urban Growth 
Report and Regional Trans. Plan 

  Given limited public resources, ensure that all planning 
efforts reflect the prioritization and sequencing of 
infrastructure projects to serve key sites and areas. 

  

4 Encourage infill, redevelopment 
and/or adaptive reuse of obsolete or 
underused properties in current 
employment zones. 

  Existing commercial and retail space in the Downtown area 
and along commercial corridors might be more intensively 
used, accommodating more job growth in existing 
employment areas.  More intensive development and mixed-
use construction often encounter a feasibility gap between 
costs and end value.  Common approaches to bridging this 
gap include TIF funding, tax credit programs, tax incentives, 
and public/private partnerships. 

  

5 Inventory properties that might be 
good opportunity sites for potential 
public/private catalyst projects. 

  Public control of a property by the City, TIF agency, or other 
public agency provides the public with a valuable incentive 
with which to forge a public/private deal that provides public 
benefits that a private development might not.  Examples 
include incentivizing the developer to build at greater 
density, mixed uses, design elements, transit-oriented or 
other design elements, and other public goods.  

  

6 Evaluate assisting in wetland 
mitigation to increase developable 
land inventory, including creating or 
partnering in a wetland mitigation 
bank 

  Costs of mitigating can be prohibitive for industrial users 
while on-site mitigation reduces usable site area and can be 
difficult for a business operator to maintain over time.  
Mitigation banks allow for off-site mitigation.  Credits at 
existing banks can be difficult or expensive to obtain.  A local 
bank would provide more certainty for mitigation; however, 
an extensive interagency process is involved. 

 

7 Facilitate clean up and utilization of 
identified brownfield sites 

  Work with the appropriate agencies to identify requirements, 
as well as potential funding sources, to bring environmentally 
contaminated sites to productive use.  Possible incentives 
include local and state tax abatement programs, and 
surcharge-based clean up funds. 
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POLICY AND CODE STRATEGIES  

8 Continue to improve and streamline 
development regulations and review 
processes where possible, to reduce 
cost and time, and provide 
predictability. 

  The community and city work to be development and 
employer friendly.  

  

9 Ensure that applicable Comp Plan 
designations and zoning allow the mix 
of uses sought in employment areas, 
and if necessary, limit those uses that 
don't contribute to goals. 

 Ensure that the desired zones are in place and permit the 
uses that are foreseen in the City’s existing and future 
employment areas. Where current zoning does not match the 
vision, consider rezoning, or amending zone standards. 

 

10 Review and update Development Code 
language to support the desired 
development types and streetscape 
initiatives. 

 A review of code standards can reveal where the adopted 
standards for elements like building height, setbacks, floor-
area-ratio, parking, etc. may be posing difficulties in achieving 
feasible development in the target industries. Some large-lot 
commercial businesses and industrial users may benefit from 
more flexibility in site and building design to allow for 
creative design solutions and make projects more feasible. 

 

 

 

TARGET INDUSTRIES AND BUSINESS DEVELOPMENT   
CORE INITIATIVE       

  Actions   Notes   

SUPPORT AND EXPAND EMPLOYMENT IN TARGETED INDUSTRIES   
11 Adopt and regularly update target 

industry profiles. 
  Industry patterns can change significantly over time, and 

target industries should be assessed regularly for progress 
on metrics like job creation and new firms. 

  

12 Maintain and enhance business outreach 
and communication. 

  Coordinate business cluster and employment district 
networking opportunities. Participate in efforts of major 
regional economic development partners. Potential actions 
in support of this strategy include developing and updating 
marketing materials, attending industry tradeshows, 
following up on referrals by partner organizations, 
publicizing the success of local businesses, and highlighting 
competitive advantages of the area for proposals. 

  

13 Develop a marketing plan to attract 
businesses within the identified target 
industry business sectors. 

  Assemble and distribute materials of specific interest to 
targeted industries and identify key industry groups.  

  

14 Support and engage regional and 
statewide partners. 

  Regularly meet and coordinate with groups such as the 
Chamber of Commerce, Westside Economic Alliance, 
Greater Portland Inc., Washington County, and Business 
Oregon. Promote available employment space and land. 

  

15 Regularly update Oregon Prospector to 
promote available employment space and 
land to site selectors. 

  Business Oregon provides the Oregon Prospector tool which 
provides open, free data on available employment lands 
across the state, including both industrial and commercial 
properties. Ensure that all key sites are listed, and 
information is accurate and up to date. 
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16 Promote locally available tools: Enterprise 
Zone and Urban Renewal Grant Programs. 

  In all site listings and marketing materials, ensure that the 
benefits of the existing zones are mentioned where 
applicable. 

  

SUPPORT SMALL BUSINESS DEVELOPMENT   
17 Develop and/or market programs to assist 

emerging and under-capitalized firms 
  Technical assistance, micro loans, storefront improvement 

programs, master leases, and credit enhancement.  Refer 
businesses to partner agencies providing grants, training, 
and other programs. 

  

18 Evaluate development of incubator space.   A shared work or incubator space, often affiliated with a 
college, economic development agency, or other agency, to 
provide space for small but promising companies to work 
and collaborate in a subsidized environment while they 
grow. 

  

19 Evaluate development of shared small 
emerging business, fabrication space, 
and/or "makers" collective. 

  Look for opportunities to repurpose existing space to 
support multi-tenant small business spaces.  These provide 
small spaces for craftsmen and artisans to work and share 
tools and knowledge, to incubate new businesses.  A good 
fit for a local economy with a diverse manufacturing base 
and workforce. The community has a density of very small, 
low-barrier businesses providing such as food service, 
craftspeople, and personal services that may not be able to 
afford their own dedicated space. 

  

20 Connect small business opportunities with 
property owners. 

  The City can serve as a clearinghouse or matchmaker, 
matching business needs with local property owners.  This 
could include food carts, which can serve as an incubator for 
future food service tenants. 

  

21 Study Anti-Displacement methods to 
protect existing small businesses in the 
town center. 

 The City should study opportunities to protect established 
small and local businesses from gentrification and 
displacement pressures that can accompany new job 
growth and property appreciation. The City recently 
received a Metro 2040 grant to study anti-displacement 
measures. 

 

WORKFORCE INITIATIVES       
22 Support connections between local 

industry, K-12, PCC, Pacific U, and state 
education and training courses.  

  Help match training programs to employers, potentially 
coordinating internships, or regular interaction with local 
businesses.  Ensure that these programs address target 
industries in particular and stay up to speed on rapidly 
evolving industry norms and technology. 

  

23 Promote workforce training resources.   Increase knowledge of existing resources for job seekers.   

24 Ensure the housing policies allow for an 
appropriate mix of housing for the local 
workforce. 

  The community should strive to provide the full range of 
housing types and price points to meet the needs to the full 
workforce and encourage residents to both live and work in 
Cornelius. 

  

25 Support local affordable housing 
developers 

  Low-wage positions are a foundational component of any 
local economy, and most industries rely on this workforce 
either primarily, or through their supporting firms.  
Subsidized affordable housing is one key segment of the 
workforce housing puzzle. 
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26 Prioritize childcare as a workforce 
readiness issue. 

 Childcare is a commonly identified need for working 
households if all adults are working, or working unusual 
hours, etc. This topic is increasingly raised as an important 
part of attracting and maintaining an available workforce. 
Home-based childcare businesses are also usually a 
category of self-employment, which is identified as a target 
industry. 
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APPENDIX A: INDUSTRY SITE REQUIREMENTS 
This section presents a series of tables that summarize key site requirements for a range of prospective tenant types.6  This is followed by further discussion of 

needs for some industry sectors relevant to the local market. 

 

The 14 site requirements listed on the matrix provide a basis for establishing a profile of the physical and other site needs of the identified industry. The site 

requirements are intended to address the typical needs of each of the industry categories, and it is recognized that there will likely be unique or non-typical needs 

of a specific user that will need to be evaluated by on a case-by-case basis.  

 

The following describes a few general requirements that apply to all industry type categories under consideration and then an overview of the 14 site requirements 

listed on the matrix. 

 

A. GENERAL REQUIREMENTS: 

• The underlying zoning on the site must allow the use outright within the identified category. For example, no zone change, conditional use and/or 
similar land use review is necessary. Many jurisdictions typically require a design or development review which is acceptable, since the timeframe for 
obtaining such design-related approvals will be addressed in the State’s rating system.  

• The site under consideration must be located geographically within a UGB. 

• The site is not located within a 100-year floodplain as mapped by FEMA, although sites with approved FEMA map amendments (e.g., LOMA & LOMR) 
are acceptable. 

• The net contiguous developable area (NCDA) of the site does not include hazardous contaminants as verified by a Level 1 Environmental Report, or 
a Level 2 Report that has received a No Further Action approval from DEQ; or existing wetlands or other natural features which are regulated at the 
State, Federal or local level; or federally endangered species. 

• The NCDA does not contain any cultural or historical resources that have been identified for protection at the State, Federal or local level. 

• The NCDA does not have mitigation plans that can be implemented in 180 days or less. 

 

B. SITE REQUIREMENTS: 

1. Total Site Size: The site size is taken to mean the size of the building footprint and includes buffers, setbacks, parking, mitigation, and expansion space. 

2. Competitive Slope: Most industrial uses require relatively large building footprints that do not accommodate steps in floor slabs, and sloping topography 
will require extensive excavation and retaining systems that increase development cost over flat sites. The figures given are the preferred maximum 
average slope across the developable portion of the site, recognizing that sites with additional area outside the building, or developments with multiple 
building pads, generally will have lower slope earthwork costs than sites with limited space outside the building footprint. 

 
6  Business Oregon, Mackenzie. 
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3. Trip Generation: Sites are frequently limited by a jurisdiction to a specified total number of vehicle trips entering and exiting the site. This site requirement 
is an estimate of the minimum number of average daily trips per acre (based on the range of building coverage) that should be available for each of the 
industrial categories based on the Institute of Traffic Engineers (ITE) Manual-Ninth Edition. The following table lists the ITE codes used to estimate average 
trips for the industry profiles represented in the matrix. 

4. Miles to Interstate or Freight Route:  With few exceptions, access to major freeways or freight routes is critical for the movement of goods. This site 
requirement indicates the typical maximum range of distance, in miles, from the site to the freeway or highway access. The roadways/intersections 
between the site and freeway/highway must generally operate at a level of service ‘D’ or better in accordance with the Highway Capacity Manual 
methodologies and general engineering standards.  

5. Miles to Frequent Transit Service:  Businesses located walking distance (within one-quarter of a mile) to a bus stop that is serviced by a frequent bus line 

enjoy a competitive advantage over others that are more limited in transportation access options.7  

6. Railroad Access:  The need for access to railroad for the movement of goods within each industrial category is dependent upon individual users, so the 
site requirements are identified as either “Preferred,” “Not Required,” or “Avoid” in some cases where the presence of rail may be considered a deterrent 
to business.  

7. Proximity to Marine Port:  The need for access to a marine port for the movement of goods within each industrial category is dependent upon individual 
users.  

8. Proximity to International/Regional Airport:  The need for access to a regional airport for the movement of goods or business travel within each industrial 
category is dependent upon individual users.  

9. Availability of Water: This requirement indicates the minimum sizes of domestic water and fire lines immediately available to the site.  In certain rural 
cases, a comparable supply from an on-site water system (i.e., well or reservoir with available water rights) may be acceptable.  In addition to lines sizes, 
preference for high-pressure water capabilities and average flow demand in gallons per day is specified for each industry type.   

10. Availability of Sanitary Sewer: This requirement indicates the minimum size of public sanitary sewer service line immediately available to the site. In 
certain rural cases, an on-site subsurface system providing a comparable level of service may be acceptable.  Sewer flow requirements were determined 
by calculating a percentage of the water flow for each industry type. 

11. Natural Gas: This requirement indicates the minimum size natural gas line that is immediately available to the site. It is assumed that the pressure demand 
for all industry categories is 40-60 psi. 

12. Electricity:  This requirement indicates the minimum electrical demand readily available to each industry and where proximity to a substation and 
redundancy dependency rank on the continuum of less critical to more critical. Estimated demand is based on review of existing usage from local utility 
providers, referencing industrial NAICS codes for the various profiles. 

13. Telecommunications:  This requirement indicates whether the availability of telecommunication systems are readily available, and where major 
commercial capacity, route diversity and fiber optic lines rank on the continuum of less critical to more critical. All sites are assumed to have a T-1 line 
readily available. 

14. Special Considerations:  Notes on industry-specific factors. 

 
7  We have defined “frequent bus line” as one with service occurring in no longer than 15 minute intervals. 
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PROFILE A B C D E F G H I J
                                                                                     

CRITERIA

Computer & 

Electronic

Manufacturing 

(High-Tech R&D)

Software & 

Media

Multi-Tenant 

Office
Food Processing

Other 

Manufacturing

Life/Bioscience

 R&D Campus
Wholesaling Retail Data Center  Incubator

1 TOTAL SITE SIZE*
Competitive 

Acreage**
5 - 100+ 5 - 15 5 - 20 5 - 25+ 5 - 15+ 20 - 100+ 10 - 25 5 - 20 10 - 25+ 5 - 25+

2 COMPETITIVE SLOPE: Maximum Slope 0 - 5% 0 - 7% 0 - 7% 0 - 5% 0 - 5% 0 - 7% 0 - 3% 0 - 7% 0 - 7% 0 - 5%

3 TRIP GENERATION:                                             
Average Daily 

Trips per Acre
40 - 60 80 - 200₁ 120 - 240₂ 50 - 60 40 - 50 60 - 150 50 - 60₃ 400 - 500₄ 20 - 30 40 - 50

4
MILES TO INTERSTATE OR 

FREIGHT ROUTE:       
Miles w/in 10 w/in 5 w/in 5 w/in 30 w/in 20 w/in 5 w/in 5 w/in 5 w/in 30 N/A

5
MILES TO FREQUENT 

TRANSIT SERVICE

(15 MIN OR LESS) 

Miles 0.6 0.5 0.8 < 0.1 0.2 0.1 0.3 < 0.1 0.1 < 0.1

6 RAILROAD ACCESS:           Dependency  Preferred Not Required Not Required    Preferred    Preferred Preferred Preferred Avoid Avoid N/A

7
PROXIMITY TO MARINE 

PORT:                 
Dependency  Preferred Not Required Not Required  Preferred  Preferred  Preferred Preferred Not Required Not Required N/A

Dependency Competitive Required Preferred  Preferred Preferred Required Not Required Not Required Competitive N/A

Distance 

(Drivetime)

Use is permitted outright, located in UGB or equivalent and outside flood plain; and site (NCDA) does not contain contaminants, wetlands, protected species, 

or cultural resources or has mitigation plan(s) that can be implemented in 180 days or less.
GENERAL REQUIREMENTS

PROXIMITY TO 

INTERNATIONAL/

REGIONAL AIRPORT: The City of Cornelius is located roughly 45 minutes from the Portland International Airport, and roughly 15 minutes from the smaller Hillsboro Airport. These distances are acceptable to 

mediuma and large regional and international corporations.

PHYSICAL SITE

TRANSPORTATION

8
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PROFILE A B C D E F G H I J
                                                                                     

CRITERIA

Computer & 

Electronic

Manufacturing 

(High-Tech R&D)

Software & 

Media

Multi-Tenant 

Office
Food Processing

Other 

Manufacturing

Life/Bioscience

 R&D Campus
Wholesaling Retail Data Center  Incubator

Min.  Line Size 

(Inches/Dmtr)
12" - 16" 6" - 8" 8" - 10" 12" - 16" 6" - 10" 8" - 12" 6" - 10" 8" - 12" 16" 4" - 8"

Min. Fire Line Size 

(Inches/Dmtr)
12" - 18" 8" - 10" 8" - 12" 10" - 12" 8" - 10" 8" - 12" 8" - 10" 8" - 12" 10"-12"

6"

(or alternate 

source)

High Pressure 

Water 

Dependency

Required Not Required Not Required Required Not Required Preferred Not Required Not Required Required Not Required

Flow

(Gallons per Day 

per Acre)

5,200 1,200 1,500 3,150 1,850 2,450 1,200 1,800₅ 50 - 200† 1,200

Min. Service Line 

Size (Inches/Dmtr)
12" - 18" 6" - 8" 8" - 10" 10" - 12" 6" - 8" 10" - 12" 6" - 8" 6" - 10" 8"- 10"

4" - 6"

(or on-site 

source)

Flow

(Gallons per Day 

per Acre)

4,700 1,000 2,000 2,600 1,700 2,000 1,000 1,500₅ 1,000‡ 1,000

Preferred Min. 

Service Line Size 

(Inches/Dmtr)

6" 4" 4" 4" 4" 6" 4" 4" - 6" 4" N/A

On Site Competitive Preferred Competitive Preferred Competitive Competitive Preferred Competitive Preferred Preferred

Minimum Service 

Demand
4 - 6 MW 1 - 2 MW 0.5 - 1 MW 2 - 6 MW 0.5 MW 2 - 6 MW 0.5 MW 0.5 - 1 MW 5 - 25 MW 1 MW

Close Proximity to 

Substation
Competitive Competitive Preferred Not Required Preferred Competitive Not Required Preferred

Required, could 

be on site
Not Required

Redundancy 

Dependency
Preferred Preferred Preferred Not Required Not Required Competitive Not Required Preferred Required Not Required

Major     

Communications     

Dependency

Required Required Required Preferred Required Required Preferred Required Required Preferred

Route Diversity 

Dependency
Required Required Required Not Required Not Required Required Preferred Preferred Required Not Required

Fiber Optic 

Dependency
Required Required Required Preferred Preferred Required Competitive Preferred Required Not Required

UTILITIES

9

10

11

12

13

WATER:                

SEWER:                

NATURAL GAS:                        

ELECTRICITY:                            

TELECOMMUNICATIONS:    
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Source: Business Oregon, Mackenzie 

 

 

PROFILE A B C D E F G H I J
                                                                                     

CRITERIA

Computer & 

Electronic

Manufacturing 

(High-Tech R&D)

Software & 

Media

Multi-Tenant 

Office
Food Processing

Other 

Manufacturing

Life/Bioscience

 R&D Campus
Wholesaling Retail Data Center  Incubator

14

Acreage 

a l lotment 

includes  

expans ion 

space (often an 

exercisable 

option). 

Very high uti l i ty 

demands  in one 

or more areas  

common. 

Sens i tive to 

vibration from 

nearby uses .

₁: Research & 

Development @ 

80 ADTs  per 

acre on the low 

end, estimated 

200 ADTs  per 

acre for genera l  

office on the 

high end.

Location 

speci fic.

₂: Range 

represents  FAR 

0.25 - 0.5 of 

office uses

Location to 

other cluster 

industries .

May require high 

volume/supply of 

water and 

sanitary sewer 

treatment. 

Often needs  

substantia l  

s torage/yard 

space for input 

s torage. 

Ons i te water pre-

treatment 

needed in many 

instances .

Adequate 

dis tance from 

sens i tive land 

uses  

(res identia l , 

parks ) 

necessary.

Moderate 

demand for 

water and 

sewer.

Higher demand 

for electrici ty, 

gas , and 

telecom.

High divers i ty of 

faci l i ties  within 

bus iness  parks .

R&D faci l i ties  

benefi t from 

close proximity to 

higher education 

faci l i ties .

Moderate 

demand on a l l  

infrastructure 

systems.

₃: Genera l  

warehous ing 

rates

₄: Based on 

discount 

warehouse @ 

0.25 FAR

₅: Dependent on 

use, i .e., 

brewery vs . 

restaurant

Location to 

cluster 

industries .

Si te s ize di ffers  due to 

land cost and 

avai labi l i ty.  Urban-

area centers  may 

require 10-20 acres , 

whi le E. Oregon centers  

wi l l  typica l ly use larger 

s i tes .  Also the trend is  

towards  increas ing s i te 

s ize as  cloud s torage 

needs  continue to 

increase.

Power del ivery, water 

supply, and securi ty are 

cri tica l .

Surrounding 

environment (vibration, 

a i r qual i ty, etc.) i s  

crucia l .

May require high 

volume/supply of water 

and sanitary sewer 

treatment.

Often 

establ ished by 

municipa l i ties  

and have 

symbiotic 

relationships  

with col leges  

and/or 

univers i ties .

Terms: 

‡ Data Center Sewer Requirements: Sewer requirement is reported as 200% of the domestic usage at the Data Center facil ity.  Water and sewer requirements for Data Centers 

are highly variable based on new technologies and should be reviewed on a case-by-case basis for specific development requirements.

*Total Site: Building footprint, including buffers, setbacks, parking, mitigation, and expansion space.

'Not Required' does not apply for this industry and/or criteria.

More Critical

'Preferred' increases the feasibil ity of the subject property and its future reuse. Other factors may, however, prove more critical.

'Avoid' factors act as deterrents to businesses in these industries because of negative impacts.

† Data Center Water Requirements: Water requirement is reported as gallons per MWh to more closely align with the Data Center industry standard reporting of Water Usage Effectiveness (WUE).

Less Critical

**Competitive Acreage: Acreage that would meet the site selection requirements of the majority of industries in this sector.

'Required' factors are seen as mandatory in a vast majority of cases and have become industry standards.

'Competitive' significantly increases marketability and is highly recommended by Business Oregon . May also be linked to financing in order to enhance the potential reuse of the asset in case of default. 

SPECIAL CONSIDERATIONS:
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9600 SW NIMBUS AVENUE, SUITE 100 

BEAVERTON, OREGON 97008 

PH: (503) 946.9365 

WWW.3JCONSULTING.COM  

MEMORANDUM 

 

To:  Brendan Buckley 

  Johnson Economics 

 

From:  Steve Faust, AICP 

  Julia Reisemann 

 

Date:  November 29, 2023 

 

Project Name: Cornelius Economic Opportunities Analysis 

RE:    Buildable Lands Inventory Methodology 

 
3J Consulting prepared an estimate of buildable land (BLI) within Cornelius’ Urban Growth 

Boundary (UGB) to determine whether the  land supply is sufficient to meet employment 

needs. The BLI analysis was conducted in accordance with OAR 660-009-0015(3) and uses 

the most current Geographic Information Systems (GIS) data available for the Cornelius 

UGB. 

 

Methodology 

The objective of the BLI is to determine the amount of developable land available for future 

economic development within the UGB. The steps taken to perform this analysis are as 

follows:  

1. Calculate gross acres by plan designation, including classifications for fully vacant 

and partially-vacant parcels. This step entails “clipping” all of the tax lots that are 

bisected by the current UGB to eliminate land outside the current UGB from 

consideration for development at this time. City staff provided quality assurance.  

2. Calculate gross buildable acres by plan designation by subtracting land that is 

constrained from future development, such as existing public right-of-way, parks and 

open space, slopes, and floodplains.  

3. Calculate net buildable acres by plan designation, by subtracting future public 

facilities such as roads and utilities from gross buildable acres. 
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The detailed steps used to create the land inventory are described below. 

 

Employment Land Base  

The employment land base reflects current Cornelius zoning and comprehensive plan 

designations. Properties that are within the employment land base include the following 

land use and zone classifications:  

Commercial 

• Commercial (COM) 

• Highway Commercial (C2) 

• Corridor Commercial (CC) 

• Central Mixed Use (CMU) 

• Gateway Mixed Use (GMU) 

Industrial 

• Industrial (I) 

• Light Industrial (LI) 

• General Industrial (M1) 

 

These classifications have been kept consistent throughout the analysis.  

 

Land Classifications 

The next step in the BLI analysis includes classifying each tax lot (parcel) into one of the 

following categories. In some cases, tax lots had to be split to accompany different plan 

classifications. Split tax lots are treated as individual and might go into any of the categories 

described below. 

Vacant land: Properties with no structures or have buildings with very little value. For purpose 

of the BLI, employment lands with improvement value less than $5,000 are considered 

vacant and the improvement value is 5% or less than the land value. These lands were also 

subjected to review using satellite imagery via Google Earth. If the land is in a committed 

use such as a parking lot, an assessment has been made to determine if it is to be classified 

as vacant, part vacant or developed.  

Partially vacant land: Properties that are occupied by a use (e.g., a home or building structure 

with value over $5,000) but have enough land to be subdivided without the need for 

rezoning. This determination is made using tax assessor records and satellite imagery. For 

lots with structures that have an estimated value of 40% or less than their land value, it is 

assumed that half of the lot is developed and the other half is vacant. Or lots of at least one 

acre in size that have one half-acre of unimproved land. 
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Redevelopment Potential: Occupied properties with a higher land value than the on-site 

structure. Properties must be at least 20,000 sq.ft. to be considered of interest for 

redevelopment. (No such examples were identified in this Buildable Land Inventory.) 

Developed: Properties unlikely to yield additional employment development for one of two 

reasons: they possess existing structures at densities that are unlikely to redevelop over the 

planning period; or they include parcels with land designations that do not permit 

commercial or industrial development.  

Other: Properties which are regarded as unlikely to be developed because they are restricted 

by existing uses such as: public parks, schools, ballfields, roads, and public right-of-way 

(ROW), common areas held by Homeowners Associations, cemeteries, power substations, 

and future residential lots not yet assessed.  

These tax lot classifications were validated using satellite imagery, street view, building permit 

data, and assessor records. Preliminary results were refined based on comments from City staff.  

Development Constraints  

The BLI methodology for identifying and removing development constraints is consistent with 

state guidance on buildable land inventories per OAR 660-009-0015 (3) and 660-038-0130. The 

BLI is intended to include land that is “suitable, available, and necessary for residential and 

economic uses.” “Buildable Land” includes residential and economic designated land within the 

UGB, including vacant, partially vacant; and suitable, available, and necessary for employment 

uses. Public-owned land is generally not considered to be available for new growth unless the 

underlying zoning permits it. It should be noted that “available” in this context does not mean 

that the land is presently on the market. It is assumed in this analysis that such land has the 

potential to come on the market within the 20-year timeframe of this study. Land is “suitable 

for new development” unless it: 

• Is severely constrained by natural hazards as determined by the Statewide Planning 

Goal 7;  

• Is subject to natural resource protection measures determined under Statewide 

Planning Goals 5, 6, 15, 16, 17 or 18;  

• Has slopes over 25 percent;  

• Is within the 100-year flood plain; or  

• Cannot be provided or served with public facilities  

Based on state guidelines and data provided by the City of Cornelius, the following constraints 

have been deducted from the employment lands inventory.  

• Land within floodways is considered 100% constrained. 

• Land within the 100-year floodplain is reduced by 50%.  

• Land in public ownership with no development potential.  

• Industrial land with slopes greater than 10%  
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Buildable Land Inventory 

Based on the methodology described, a Buildable Lands Inventory (BLI) was prepared for the 

City of Cornelius, identifying the remaining buildable parcels of land in the city’s commercial 

and industrial zones.  The available inventory for both commercial and industrial users is limited 

by the prior build-out of most of the city’s employment land. The BLI is summarized in the 

following map and table. 
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Figure 1. Buildable Land Inventory of Employment Lands, City of Cornelius, 2023 
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Figure 2. Summary of Buildable Land Inventory of Employment Lands, City of Cornelius, 2023 

 

 
 

• Cornelius has a total of 63 consolidated buildable employment sites. Adjacent taxlots under 

common ownership are counted as one contiguous site. 

• 65% of these sites are commercial, while 35% are industrial. 

• In terms of total acreage, there is greater acreage of buildable industrial land (64 acres) than 

commercial land (44 acres). 

• There is a single remaining contiguous industrial site, under common ownership, of 24.3 acres, 

and another industrial site of 12.6 acres. All other industrial sites (90%) are less than 5 acres in 

size, and 45% are less than one acre in size. 

• There are two commercially zoned sites of between 5 and 10 acres, with the largest being 8.2 

acres. 71% of remaining commercial sites are less than one acre in size. 

• Note that there is a significant distinction between capacity and readily available site supply. The 

readily available inventory must currently have appropriate entitlements and infrastructure 

capacity to accommodate short-term development. 

 

Buildable

ZONE # of Sites Total Acres Acres <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

C2 22 22.0 19.7 14 8 0 0 0 0

CC 3 1.5 1.3 3 0 0 0 0 0

CMU 10 2.4 2.2 10 0 0 0 0 0

COM 1 6.6 5.3 0 0 1 0 0 0

GMU 5 31.5 15.7 2 2 1 0 0 0

I 3 57.4 40.2 0 1 0 1 1 0

LI 2 3.9 2.0 1 1 0 0 0 0

M1 17 36.4 21.8 9 8 0 0 0 0

63 161.7 108.1 39 20 2 1 1 0

ZONE # of Sites Total Acres BLI <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

Commercial: 41 64.0 44.1 29 10 2 0 0 0

Industrial: 22 97.7 64.0 10 10 0 1 1 0

TOTAL: 63 161.7 108.1 39 20 2 1 1 0

ZONE # of Sites Total Acres BLI <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

Commercial: 65% 40% 41% 71% 24% 5% 0% 0% 0%

Industrial: 35% 60% 59% 45% 45% 0% 5% 5% 0%

TOTAL: 100% 100% 100% 62% 32% 3% 2% 2% 0%

Number of Sites by Acreage
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9600 SW NIMBUS AVENUE, SUITE 100 

BEAVERTON, OREGON 97008 

PH: (503) 946.9365 

WWW.3JCONSULTING.COM 

MEMORANDUM 

 

To:  Brendan Buckley 

  Johnson Economics 

 

From:  Steve Faust, AICP 

  Julia Reisemann 

 

Date:  March 19, 2024 

 

Project Name: Cornelius Economic Opportunities Analysis 

RE:    Buildable Lands Inventory Methodology 

 
3J Consulting prepared an estimate of buildable land (BLI) within Cornelius’ Urban Growth 

Boundary (UGB) to determine whether the  land supply is sufficient to meet employment 

needs. The BLI analysis was conducted in accordance with OAR 660-009-0015(3) and uses 

the most current Geographic Information Systems (GIS) data available for the Cornelius 

UGB. 

 

Methodology 

The objective of the BLI is to determine the amount of developable land available for future 

economic development within the UGB. The steps taken to perform this analysis are as 

follows:  

1. Calculate gross acres by plan designation, including classifications for fully vacant 

and partially-vacant parcels. This step entails “clipping” all of the tax lots that are 

bisected by the current UGB to eliminate land outside the current UGB from 

consideration for development at this time. City staff provided quality assurance.  

2. Calculate gross buildable acres by plan designation by subtracting land that is 

constrained from future development, such as existing public right-of-way, parks and 

open space, slopes, and floodplains.  

3. Calculate net buildable acres by plan designation, by subtracting future public 

facilities such as roads and utilities from gross buildable acres. 
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4. Determine total net buildable acres by plan designation by taking into account 

potential redevelopment locations (of which there were none) and mixed-use 

development opportunity areas.The detailed steps used to create the land inventory 

are described below. 

 

Employment Land Base  

The employment land base reflects current Cornelius zoning and comprehensive plan 

designations. Properties that are within the employment land base include the following 

land use and zone classifications:  

Industrial 

• Industrial (I) 

• Light Industrial (LI) 

• General Industrial (M1) 

Commercial (Other Employment Lands) 

• Commercial (COM) 

• Highway Commercial (C2) 

• Corridor Commercial (CC) 

• Central Mixed Use (CMU) 

• Gateway Mixed Use (GMU) 

These classifications have been kept consistent throughout the analysis.  

 

Land Classifications 

The next step in the BLI analysis includes classifying each tax lot (parcel) into one of the 

following categories. In some cases, tax lots had to be split to accompany different plan 

classifications. Split tax lots are treated as individual and might go into any of the categories 

described below. 

Vacant land: Properties with no structures or have buildings with very little value. For purpose 

of the BLI, employment lands with improvement value less than $5,000 are considered 

vacant and the improvement value is 5% or less than the land value. These lands were also 

subjected to review using satellite imagery via Google Earth. If the land is in a committed 

use such as a parking lot, an assessment has been made to determine if it is to be classified 

as vacant, part vacant or developed.  

Partially vacant land: Properties that are occupied by a use (e.g., a home or building structure 

with value over $5,000). These properties can be redevelopable or have enough land to be 

subdivided without the need for rezoning. This determination is made using tax assessor 

records and satellite imagery. For lots with structures that have an estimated value of 40% 

or less than their land value, it is assumed that half of the lot is developed and the other 
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half is vacant. Lots of at least one acre in size that have one half-acre of unimproved land 

are also considered partially vacant. These lands were subjected to review and scrutinized 

based on their current use. This includes two single family home sites on larger lots outside 

current city limits. The lots are assumed to be partially vacant and land for the current 

homesite is kept intact.  

Redevelopment Potential: Occupied properties with a higher land value than the on-site 

structure. Properties must be at least 20,000sqft to be considered of interest for 

redevelopment. No such examples were identified in this Buildable Land Inventory. 

Developed: Properties unlikely to yield additional employment. Parcels with existing structures 

that are unlikely to redevelop over the planning period or parcels with land designations 

that do not permit commercial or industrial development.  

Other: Properties which are regarded as unlikely to be developed because they are restricted 

by existing uses such as: public parks, schools, ballfields, roads, and public right-of-way 

(ROW); common areas held by Homeowners Associations, cemeteries, power substations, 

and future residential lots not yet assessed.  

These tax lot classifications were validated using satellite imagery, street view, building permit 

data, and assessor records. Preliminary results were refined based on comments from City staff.  

Development Constraints  

The BLI methodology for identifying and removing development constraints is consistent with 

state guidance on buildable land inventories per OAR 660-009-0015 (3) and 660-038-0130. The 

BLI is intended to include land that is “suitable, available, and necessary for residential and 

economic uses.” “Buildable Land” includes residential and economic designated land within the 

UGB, including vacant, partially vacant; and suitable, available, and necessary for employment 

uses. Public-owned land is generally not considered to be available for new growth unless the 

underlying zoning permits it. It should be noted that “available” in this context does not mean 

that the land is presently on the market. It is assumed in this analysis that such land has the 

potential to come on the market within the 20-year timeframe of this study. Land is “suitable 

for new development” unless it: 

• Is severely constrained by natural hazards as determined by the Statewide Planning 

Goal 7;  

• Is subject to natural resource protection measures determined under Statewide 

Planning Goals 5, 6, 15, 16, 17 or 18;  

• Has slopes over 25 percent;  

• Is within the 100-year flood plain; or  

• Cannot be provided or served with public facilities  

Based on state guidelines and data provided by the City of Cornelius, the following constraints 

have been deducted from the employment lands inventory.  
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• Land within floodways is considered 100% constrained. 

• Land within the 100-year floodplain is reduced by 50%.  

• Land in public ownership with no development potential.  

• Industrial land with slopes greater than 10%  

 

Steep slopes are not considered for parcels designated as commercial/other employment lands. 

 

Buildable Land Inventory 

Based on the methodology described, a Buildable Lands Inventory (BLI) was prepared for the 

City of Cornelius, identifying the remaining buildable parcels of land in the city’s commercial 

and industrial zones.  The available inventory for both commercial and industrial users is limited 

by the prior build-out of most of the city’s employment land. The BLI is summarized in the 

following map and table. 
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Figure 1. Buildable Land Inventory of Employment Lands, City of Cornelius, 2024 
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Figure 2. Buildable Land Inventory of Employment Lands by Category, City of Cornelius, 2024 
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Figure 3. Summary of Buildable Land Inventory of Employment Lands, City of Cornelius, 2024 

 

 
 

• Cornelius has a total of 65 consolidated buildable employment sites. Adjacent taxlots under 

common ownership are counted as one contiguous site. 

• 66% of these sites are commercial, while 34% are industrial. 

• In terms of total acreage, there is greater acreage of buildable industrial land (64 acres) than 

commercial land (51 acres).  

• There is a single remaining contiguous industrial site, under common ownership, of 24.3 acres, 

and another industrial site of 12.6 acres. All other industrial sites are less than 5 acres in size, and 

45% are less than one acre in size. 

• There are three commercially-zoned sites of between 5 and 10 acres, with the largest being 8.2 

acres. 67% of remaining commercial sites are less than one acre in size. 

• Note that there is a significant distinction between capacity and readily available site supply. The 

readily available inventory must currently have appropriate entitlements and infrastructure 

capacity to accommodate short-term development. 

 

 

Buildable

ZONE # of Sites Total Acres Acres <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

C2 23 22.7 20.0 15 8 0 0 0 0

CC 3 1.5 1.3 3 0 0 0 0 0

CMU 10 2.4 2.2 10 0 0 0 0 0

COM 1 6.6 5.3 0 0 1 0 0 0

GMU 6 37.4 21.8 1 3 2 0 0 0

I 3 57.4 40.2 0 1 0 1 1 0

LI 2 3.9 2.0 1 1 0 0 0 0

M1 17 36.4 21.8 9 8 0 0 0 0

65 168.2 114.6 39 21 3 1 1 0

ZONE # of Sites Total Acres BLI <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

Commercial: 43 70.6 50.6 29 11 3 0 0 0

Industrial: 22 97.7 64.0 10 10 0 1 1 0

TOTAL: 65 168.2 114.6 39 21 3 1 1 0

ZONE # of Sites Total Acres BLI <1.0 1 - 4.9 5 - 9.9 10 - 19.9 20 - 39.9 40+

Commercial: 66% 42% 44% 67% 26% 7% 0% 0% 0%

Industrial: 34% 58% 56% 45% 45% 0% 5% 5% 0%

TOTAL: 100% 100% 100% 60% 32% 5% 2% 2% 0%

Number of Sites by Acreage
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Figure 4. Industrial and Commercial Sites Removed from the BLI 

TLID Owner Zoning Comprehensive 

Plan Category 

Reason 

1S303AB02600 

 

PACIFIC OUTDOOR 

ADVERTISING 

C2 

 

C 

 

No access 

1S304AA07500 

 

VICO INVESTMENTS 

LLC 

CC C Post Office 

1S304AA07501 LAZINKA RANCH INC CC C Post Office 

1S304DB02251 DOUGLAS GARY R 

TRUST 

M1 I Development 

restrictions 

1N334DC01500 CORNELIUS CITY OF C2 C Used by 

adjacent lot 

1N333CA00900 METRO M1 I Future waste 

station 

1N334CD06800 REACH COMMUNITY 

DEVELOPMENT INC 

GMU MU Trail/Park/Open 

Space 

1N333DD04500 FOREST GROVE 

SCHOOL DIST #15 

CC PF School Site 

1N334CB00700 EMANUEL LUTHERN 

CONGREGATION OF 

CORNELIUS 

M1 PF Cemetery 

1N333CD15100 CORNELIUS CITY OF C2 C Park 

1S304AA00600 CORNELIUS CITY OF CMU PF Park 

1N333DD05000 CORNELIUS CITY OF CMU PF Civic offices 

1N333DD06300 CORNELIUS CITY OF CMU PF Parking lot 

1N333DD90001 CORNELIUS CITY OF CMU PF Civic offices 

1N334DC01301 CORNELIUS CITY OF C2 C Right of way 

1S304DB01900 CORNELIUS CITY OF M1 PF Civic offices 
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