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Phone 503.357.3011                              CITY OF CORNELIUS, OREGON                                  Fax 503.357.3424 
COMMUNITY DEVELOPMENT DEPARTMENT 

1355 North Barlow Street 
Cornelius, OR  97113 

  

 
CONDITIONAL USE PERMIT  

TYPE II ADMINISTRATIVE REVIEW 
 

CUP-01-23 
 

Date:  June 14, 2023 
 
Request: Type II Conditional Use Permit (CUP-01-23) to authorize the outdoor storage and 

display of U-Haul rental equipment upon a Highway Commercial (C-2) zoned lot.    
 
Applicant: Shannon Marvin, MCP 
 
Owner:  Mary Delfs & Kathleen Hogan 
 
Location: 2962 Baseline Street, Cornelius, OR 97113 
   
Legal:  Tax Lot ID No. 1N3034DD07700 & 1N3034DD07900 
 
Zoning:  Highway Commercial, C-2 

   
Criteria: CMC Title 18 Zoning: Chapter 18.45 Highway Commercial (C-2) & Chapter 

18.105 Conditional Use Permit.   
 
Process: Approval of a Type II Conditional Use Permit shall be shall be processed as a Type II 
administrative review, with a decision made by the Community Development Director in 
accordance with Chapter 18.105 of the Cornelius Municipal Code (CMC). The final decision and 
supporting findings shall be forwarded to the applicant and affected parties who submitted 
comments. The notice of decision shall indicate the date of final action, conditions attached, if any, 
and the right of appeal pursuant to CMC Section 18.15.090.  
 
Applicable review criterial: 
 

• Chapters 18.10 & 18.15 (Application & Review Procedures)  
• Chapter 18.45 (Highway Commercial, C-2) 
• Chapter 18.105 (Conditional Use Permit) 

 
Basic Facts and Background: 
 

• The subject site is currently partially developed older commercial building that is 
commonly known as ‘Murphy’s Furniture’.   
 

• The building is addressed as 2962 Baseline Street. 
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• The site consists of two tax lots: 

 
o 1N3034DD07700 is approximately 2.53 acres in size and it mainly undeveloped.  
o 1N3034DD07900, is approximately 0.43 acres in size and it is developed with the 

furniture store building.    
 

• The applicant is proposing outdoor storage and display of rental equipment associated with 
U-Haul.   
 

• On May 11, 2023 the application (Exhibit “A”) was submitted and it was deemed complete 
on May 17, 2023.  
 

• On May 19, 2023 a 20-day public notice of the proposal was mailed to property owners 
within 250’ of the site and agencies, Exhibit “B”.  
 

• The public notice ended on June 9th and no public comments were submitted for the record.  
 
Findings:  The property is located within the Highway Commercial, (C-2) zoning district of 
Cornelius.  The site consists of two tax lots that total approximately 2.96 acres in size.  The site 
abuts a Low-Density Residential, R-7 zone to the north and east.  The properties to the west, 
south and east are Highway Commercial, (C-2) zoned.   
 
The truck and equipment rentals are proposed to be stored outside.  Per CMC 18.45.030(A), 
Conditional Use Permitted, “Outdoor storage and/or display of merchandise, materials, goods, 
and equipment, or any other outdoor activity, subject to a Type II review if the outdoor activity 
complies with principally permitted uses within the zone, otherwise a Type III review is required.”  
The applicant submitted a Type II Conditional Use Permit application (CUP-01-23).   
 
Conditional Use Permit, Chapter 18.105.030.B., Approval Criteria: 
 

1. The proposed development will comply with the Comprehensive Plan. 
 
Findings: The subject parcel is designated on the Comprehensive Plan as Commercial. The City 
Zoning Map designates the parcel as Highway Commercial (C-2). In Chapter V (Economic 
Development) of the Comprehensive Plan includes policy statements that support and promote 
continued commercial activity and diversification. 
 
To highlight the sections of the Comprehensive plan, staff provides the following findings: 
 

• Chapter 1 Citizen Involvement; the applicant has provided adequate public notice and held 
the required neighborhood meeting prior to this application submittal.  

 
• Chapter 2 Urbanization; the proposal will not impact population growth statistics within 

the region.  
 

• Chapter 3 Land Use; the proposed use (portion of) is specifically identified within CMC 
Section 18.45.020(A) as a retail use, which is permitted outright.   The proposed use is also 
identified within CMC Section 18.45.030 (A) as uses that require conditional use permit 
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approval.  The retail and servicing aspect of the proposed use are permitted outright, while 
the outdoor storage and display requires conditional use permit review.   

 
• Chapter 4 Housing; the proposal does not impact housing needs within the City. 

 
• Chapter 5 Economic Development; the applicant describes that the proposal will benefit 

the city with additional jobs, tax revenue, and spending. The proposal is complementary to 
nearby businesses and residential areas as the rental equipment will assist business and 
residents to move items in and out of the City.   

 
• Chapter 6 Natural and Cultural Resources; the applicant has obtained an approved Pre-

Screening Site Assessment from, signed by the City Engineer.  In the future, when new 
development is proposed an approved service provider letter will be required by Clean 
Water Services. The site is not located upon a Local Wetland Inventory Map. Therefore, 
there are no known impacts to any natural resources.  

 
• Chapter 7 Public Facilities and Services; no new development is proposed with this 

application.  In the future, if redevelopment of the site occurs, it will include the addition 
of public infrastructure along the frontage of the site.  The development will be required to 
connect and be served by city services.  

 
• Chapter 8 Transportation System Plan; no new development is proposed with this 

application.  In the future when s redevelopment occurs the proposed project will need to 
comply with the adopted City Transpiration System Plan.  

 
This proposed use represents a highly diversified business with consumers who are looking for 
specific moving equipment and services. The operation will also support local employment and 
other area commercial businesses. The applicant is not proposing a change in zoning or an 
amendment to the Comprehensive Plan to accommodate the proposed use.  
 
Conclusion: Based upon the findings above, staff concludes this criterion is met.  
 

2. The applicable requirements of the zoning district are satisfied; and 
 
Findings: The subject property is zoned Highway Commercial (C-2). Through DR-34-23, the 
applicant received Type I Site Design review approval for a ‘change of use’ within a portion of 
the building, from a furniture store to retail and rental services for U-Haul.  The applicant 
anticipates redeveloping the site.  For redevelopment of the site a Type III Site Design Review 
application will be necessary, as well as a Type III Conditional Use Permit for a ‘Indoor mini-
storage facility’ as identified via CMC 18.45.030(K), as discussed with the applicant.   
 
In the meantime, the applicant has indicated that parking of rental equipment will be located on 
the existing paved areas of the site, which is acceptable.  The future display and outdoor storage 
areas will need to comply with the CMC standards, which will be designated/designed as part of 
the future Type III Site Design Review, however; no new Conditional Use Permit is needed for 
any outdoor storage component of the redevelopment.    
 
Conclusions: Based upon the findings above, staff concludes this criterion can be met with 
conditions of approval.  
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3. That the location, size, design, and functional characteristics of the proposed use are 

such that it can be made reasonably compatible with and have a minimum impact on 
the livability and appropriate development of other properties in the surrounding 
neighborhood. 

 
Findings: The applicant has submitted a narrative statement and site plan, as shown in Exhibit, 
“A”. The site currently has its primary access from Baseline Street, which is an Oregon Department 
of Transportation (ODOT) facility.   
 
With this Type II Conditional Use Permit, CUP-01-23, no on-site improvements area proposed.  
Outdoor storage/displays are limited to the existing improved areas of the site.   
 
The outdoor areas will be used to display trucks and equipment typically associated with U-Haul, 
a moving rental company.   The display area is near Baseline Street and N 29th Avenue. The 
conceptual plans as part of Exhibit “A” also show the future outdoor storage and display areas.  
The residential areas to the north are separated by an easement area. Thus, there appears to be 
minimal impacts to the nearby residences.   A condition of approval shall limit the outdoor display 
of equipment and merchandise to the areas within the submitted site plan of CUP-01-23.  Should 
a redevelopment of the site position the outdoor storage elsewhere on the site, the applicant would 
need to add a CUP modification to move the outdoor storage to another location on the site.  
 
No formal written comments regarding this Conditional Use Permit application, CUP-01-23 have 
been submitted.  Staff does note that one neighbor asked questions in the planning office, regarding 
traffic speeds along N 29th Avenue.  He asked if the applicant could install ‘reader speed signs’.  
Staff advised his that the installation of speed signs could not be required as part of this application.   
 
Conclusions: Based upon the findings above, staff concludes this criterion can be met. 
 

4. The granting of the proposal will provide for a facility that is consistent with the overall 
needs of the city. 

  
Findings: The applicant is requesting conditional use approval for outdoor storage and display of 
merchandise, which is moving equipment associated with U-Haul.  Staff finds that the proposed 
use will further enhance a growing commercial agricultural corridor and may meet the needs of 
residents as they move into the remaining phases of the Laurel Woods Subdivision.   The proposal 
is consistent with Goal 5 (Economic Development) of the Comprehensive Plan, in the fact that the 
business will diversify the City’s breadth of retail uses. The business will also add employment 
and revenue opportunities to the City’s economic base.  
 
Conclusions: Staff concludes that the proposed outdoor storage and display of U-Haul equipment 
will be reasonably compatible with and have a minimum impact on the livability and development 
of surrounding properties with the following conditions.  
 
Decision and Conditions of Approval: Based upon the facts, findings, and conclusions presented 
in the staff report the Community Development Director conditionally approves CUP-01-23, 
subject to the following conditions: 
 
1. The proposed outdoor display and storage of equipment shall only be for U-Haul, as part of 

an approved on-site retail/rental facility.  
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2. The outdoor display of equipment and merchandise shall be within areas of the approved site 

plan CUP-01-23.  If redevelopment of the site requires relocation of the outdoor storage a 
Modification of the CUP may be necessary. 

 
3. The Community Development Director is authorized to suspend or revoke any permit if there 

is probable cause to believe that the conditions of the permit or any provisions of this 
ordinance have been violated or that the use is causing a nuisance to the public or surrounding 
properties. In any case where the Community Development Director finds a serious danger 
to the public health or safety, the Community Development Director may suspend the permit 
without a hearing. In all other cases, the applicant may appeal the Community Development 
Director’s decision of revocation per the applicable Sections of the City Code. 

 
 
Effective date of decision: June 14, 2023 

 
___________________________________________ 
Barbara Fryer, AICP, Community Development Director 
 
Exhibits: “A” Applicant’s submittal 
  “B” Affidavit of Mailing - Public Notice 
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2727 N. CENTRAL AVE., PHOENIX, AZ 85004 
PHONE: (602) 263-6555  FAX: (602) 277-5824   

  
 
 

Type II - CUP Criteria  
for  

U-Haul Truck/Trailer Sharing Service 
 
 
Approval Criteria Findings: 2962 E Baseline Street Cornelius OR  97113 
 
1. The proposed development will comply with the comprehensive plan. 
 
Our uses are consistent with the policy and purpose of the Comprehensive Plan, as the intent is to 
“provide for and encourage the development of grouped retail sales and service establishments”. 
Through redevelopment practices like this one, we will be in line with the city’s economic goals to 
expand, retain, and revitalize quality commercial developments. 
 
2. The applicable requirements of the zoning district are satisfied. 
 
The site, as presently zoned, limits the possibility of future redevelopment, proving 
disadvantageous to both prospective businesses and the township. By conditionally rezoning the 
property, it will continue to be utilized in accordance with the general purpose of the 
Comprehensive Plan but will also attract a more diverse redevelopment of the site. Through 
redevelopment practices like this one, we will be in line with the city’s economic goals to expand, 
retain, and revitalize quality commercial developments. 
 
3. That the location, size, design, and functional characteristics of the proposed use are such that 
it can be made reasonably compatible with and have a minimum impact on the livability and 
appropriate development of other properties in the surrounding neighborhood. 
 
Since this is a redevelopment of an existing store, it will not alter the essential character of the 
locality. Through adaptive reuse, we have a minimum impact on the livability of the community. 
U-Haul will benefit the properties in the vicinity by revitalizing and uplifting the existing store 
while enhancing the property values of the neighborhood.  
 
4. The granting of the proposal will provide for a facility that is consistent with the overall needs 
of the city.  
 
We believe that the granting of the proposal will provide for a facility that is consistent with the 
overall needs of the city. By converting the building through adaptive reuse, the proposed 
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redevelopment will allow U-Haul to better serve the storage needs of the community, increase 
business, and enhance surrounding property values. We are continuing a long and proud history of 
revitalizing commercial and industrial properties and have been met with great success in turning 
these properties into productive businesses and providing jobs. The approval of the use permit 
favors the redevelopment of this property. 
 



 
  

  
2727 N. CENTRAL AVE., PHOENIX, AZ 85004 

PHONE: (602) 263-6555  FAX: (602) 277-5824   
 

 

 
Description of Proposal 

 
AMERCO Real Estate Company (AREC) has prepared this application package for the 
opportunity to receive the City of Cornelius participation and counseling in regards to 
Type I and Type II applications for the property located at 2962 E Baseline Street. AREC 
is the wholly owned real estate subsidiary of the U-Haul System.  
 
The proposed 2.9-acre property is located at 2962 E Baseline Street. U-Haul is proposing 
an adaptive reuse of the existing Murphy Furniture Store (+/-4,400 SF) by converting it 
into a U-Haul retail showroom and dispatch office. Our uses also consist of U-Haul truck 
and trailer sharing, and related retail sales. The interior of the building will be retrofitted 
to house a retail showroom and dispatch office. This infill development will allow U-
Haul to better serve the storage needs of the community. 
 
A separate application will be submitted for the future development of the proposed 
indoor self-storage store and is not a part of this review or application. 
 
Type I Design Review:  
The first part of this proposal is to request approval of a Type I Design review to re-
purpose the existing Murphy Furniture Retail Store into a showroom, and dispatch office. 
This is a tenant improvement, and no changes are planned for the rest of the site. These 
proposed renovations will take place entirely inside the existing structure without 
expanding the current footprint.  
This property is currently zoned C-2 (Highway Commercial), and a showroom and 
dispatch office are permitted for general retail uses. 
 
Type II Design Review:  
The second part of this proposal is to request approval of a Type II Design Review for the 
conditional use for the outdoor shunting/staging area of trucks, vans, and trailer rentals. 

The property is currently zoned C-2 (Highway Commercial), and the use of automobile, 
truck, and trailer rentals are permitted within an enclosed structure. Since our equipment 
is not in an enclosed structure, we are subject to a Type II conditional use permit for the 
outdoor storage and/or display of merchandise, materials, goods, and equipment, or any 
other outdoor activity. This process is allowed because our proposed use complies with 
the principally permitted use within the zone. 
 
 
 



Proposed Operations: 
 
U-Haul stores characteristically serve the do-it-yourself household customer. The U-Haul 
Store will be staffed with 10-15 employees, both full-time and part-time.  
 

 Truck & Trailer Sharing Service: U-Haul stores provide truck and trailer sharing 
for household moving, either in-town or across country. 

 
 Showroom and Retail: Families who need packing supplies in advance of a move 

or to ship personal packages can choose from a variety of retail sales items, 
including cartons, tape, and sustainable packing materials.  

 
 Dispatch and Retail Office: Families who tow U-Haul trailers, boats, or 

recreational trailers can select, and have installed, the hitch and towing packages 
that best meet their needs.  

 
 Hours of Operation:   

    Mon. - Thurs.   7:00 a.m. to 7:00 p.m. 
    Fri.   7:00 a.m. to 8:00 p.m. 
    Sat.   7:00 a.m. to 7:00 p.m. 
    Sun.   9:00 a.m. to 5:00 p.m. 

 
 
Security Features: 
 

 “State-of-the-Art” Burglar/Max Alarm System, includes 24 Hour monitoring and 
interior motion detectors on all storage floors, stairwells, and main showroom. 
 

 Hands Free Intercom System, able to communicate to all Max Stations throughout 
all floors of storage, specifically designed for customer use. 
 

 24 Hour Digital, HD Video Surveillance, with remote & web base viewing 
 

 16+ Color/ HD, Day, and Night Cameras, will display facilities interior, exterior 
and elevator. 

 
 
Traffic Study: 
 

 U-Haul generates far less vehicular traffic volume while still embodying an 
active-use site. Self-storage represents a dynamic transition from one customer to 
another. DIY moving customers are presented with opportunities to utilize storage 
on a temporary basis. This helps to support a shared economy which is an 
effective economic model and an environmentally sound way to conduct business.  

 
 



 
 
 
U-Haul looks forward to working with the City of Cornelius.  
 
Sincerely, 
 
 
AMERCO Real Estate 
2727 N Central Avenue 
Phoenix, AZ 85004 
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ZONING INFORMATION:
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CORNELIUS, OR 97113
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S - C-2
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W - C-2
USES:
VEHICLE RENTAL - PERMITTED
EQUIPMENT RENTAL - PERMITTED
SELF-STORAGE - CUP
MINI STORAGE - CUP
WAREHOUSING - CUP
RETAIL - PERMITTED
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SIDE YARD: ABUTTING RESIDENTIAL - 5 FT.
ABUTTING PUBLIC STREET - 10 FT.
REAR YARD: ABUTTING RESIDENTIAL - 5 FT.
ABUTTING PUBLIC STREET - 10 FT.
FAR: NONE
LOT COVERAGE: NONE
HEIGHT LIMIT: 35 FT - UNLESS APPROVED BY PLANNING COMMISSION
PARKING:
GENERAL RETAIL - 3.7 SP/1,000 SF (MIN) AND 5.1 SP/1,000 SF (MAX)
SELF STORAGE - 1 SP / 5,000 SF FOR UP TO 20,000 SF, THEN 1 SP / 20,000 SF.
REQUIRED = 17 SPACES / PROVIDED = 17 SPACES (NOT INCL. DISPLAY)
LANDSCAPING:
SETBACK: 5 FT (MIN)
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Red Plains Surveying Company
1917 S. Harvard Avenue, Oklahoma City, OK 73128

Phone: 405-603-7842
Email: Comments@rpsurveying.com
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No site development is approved under this permit.
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