
NEDONNA WAVE 
PLANNED UNIT DEVELOPMENT

PHASE 2



In 2008, the Rockaway Beach City Council
approved  the Nedonna Wave Planned Unit
Development (PUD), a 28-lot, phased development.  
The Applicant is now seeking to make
modifications to previously approved PUD, and is
seeking tentative plan approval for these
modifications.

The City’s role is to ensure that both public and
private development are aligned with the standards
set out in the City’s guiding documents, such as the
Comprehensive Plan, Zoning Ordinance and
Subdivision Ordinance.  The City provides a forum
for public hearings and guidance to property
owners to ensure compliance with City standards.

WHY ARE WE HERE?



The City of Rockaway Beach Planning Commission plays the role of the state-required
committee for citizen involvement.  As a committee, they are tasked with monitoring and
encouraging public participation in planning.  This committee conducts quasi-judicial and
legislative public hearings on certain land use applications, such as this one.

As the decision-making body, the Planning Commission, must base its review and
decision of the criteria established within the City’s Ordinances.  They may not ignore
applicable criteria or make decisions based on factors or arguments not related to the
applicable criteria.

PLANNING COMMISSION’S ROLE



CASE FILE #PUD-24-1

APPLICANT: 
Nedonna Development LLC (c/o Anna Song)

AGENT FOR APPLICANT: 
Dean N. Alterman



PROPERTY LOCATION: The subject property is located on Kittiwake Drive north of Riley Street
and south Song Street in Nedonna Beach. The property is identified as on Tillamook County
Assessor’s Map 2N1020AB as Tax Lots 10200, 10400, and 10500.

LOT SIZE: approximately 2.56 acres

ZONING DESIGNATION: R1 (Single Family Residential) and SA (Special Area Wetlands)

SURROUNDING LAND USE:  Adjacent to the north is the existing Nedonna Wave Planned Unit
Development Phase 1. To the east is undeveloped private land zoned R-1 (Single Family
Residential Zone) and Highway 101.  To the south is undeveloped private land zoned R-1 (Single
Family Residential) and SA (Special Area Wetlands). To the west is White Dove Estates
neighborhood, which is zoned R-1 (Single Family Residential).

EXISTING STRUCTURES: 1.      None, except for utilities installed by the Applicant during the
construction of Phase 1, for Phase 2.

UTILITIES: The following utilities are proposed to serve the subject property:
Sewer: City of Rockaway Beach
Water: City of Rockaway Beach
Electricity: Tillamook P.U.D.



DEVELOPMENT CONSTRAINTS:  The property contains wetlands that were delineated by a
professional wetlands consultant prior to the 2008 approval.  As wetlands are not stagnant,
according to the Department of State Lands (DSL), the former delineation is no longer valid and
expired after a period of five years. At the time of the 2008 approval, the Applicant provided a
joint permit from the DSL and the U.S. Army Corps of Engineers. These permits have now expired
and will need to be renewed before any disturbance or impacts to the wetlands takes place. If the
request is approved, the Applicant will be required to obtain and provide copies of necessary
permits from these agencies prior to initiating construction. 

In addition, a portion of the subject property is located within the 100-year floodplain as
identified on the Flood Insurance Rate Map Panel Number 41057C0218F. 



GENERAL DESCRIPTION OF THE PROPOSAL:  The Applicant is requesting a modification to the
Nedonna Wave Planned Unit Development that was approved by the City of Rockaway Beach in
2008. The Applicant seeks the following modifications to Phase 2 of the 2008 approval: 

(1) To develop Phase 2 in two sub-phases, instead of one phase; 

(2) To create two lots instead of one lot at the north end of Jackson Street (identified as lot 24 on
the 2008 approved plan), identified as lots 21 and 22 on the plans submitted with the Application; 

(3) To create four lots instead of three lots at the northeast corner of Kittiwake Drive and Riley
Street (identified as Lots 14, 15, and 16 on the 2008 approved plan), identified as lots 13, 14, 15 and
16 on the plan submitted with the Application; and 

(4) Provide that when the owner of the land to the south extends Jackson Street south into that
property, the City will vacate the east stub of Riley Street, so that Riley Street will terminate in a T
intersection with Jackson Street, and the vacated stub can be combined with Tract E to form an
additional building lot.



BACKGROUND: In 2008, the Applicant
submitted Planned Unit Development
Application #SPUD-07-19 for the
creation of a phased, 28-lot
development, with PUD overlay. 

In addition to the PUD approval, the
Applicant was also granted variances,
allowing for some of the homes within
the PUD to be constructed over the
height maximum for this area and to
allow the development to be
constructed without sidewalks.



Section 10.060 of the RBZO requires the applicant to file a “final plan for the entire
development or, when submission in stages has been authorized, for the first unit of the PUD”
within one year after the city approves a preliminary development plan. The code does not set
any time limit on when the applicant must apply for subsequent units or stages of the PUD.

In this case, the city approved the preliminary development plan in early 2008. The Applicant
applied for and received final approval for the first unit of the PUD within one year after it
received final approval of the preliminary plan.

The Applicant recorded the plat of Nedonna Wave Phase 1 on February 2, 2009 as Plat C-573,
Tillamook County Plat Records. The plat included dedications of Kittiwake Drive, Song Street,
Duke Street, Riley Street, and Jackson Street. In addition to the eight numbered lots, the plat
included common area as Tracts A, B, and D, and areas for potential future development as
Tracts C, E, F, and G.



The Applicant suspended the project during the recession, before Nedonna Development was
ready to build Phase 2, though it had constructed many of the  public improvements for Phase
2 in accordance with plans that the city engineer approved on July 22, 2008.

The Applicant is now ready to plat Phase 2. 

The Applicant is requesting to modify the approved final plan - to plat Phase 2 in two separate
pieces. 

Phase 2 would consist of the 11-lots east of Kittiwake Drive, numbered from 9 to 19 and would
be taken from what is now Tract F. 

Phase 3 would be the 9-lots west of Kittiwake Drive, numbered from 20 to 28. The number and
location of the lots would conform to the final plan approval that the city issued in 2008.



The Applicant requests three modifications to the PUD approval as part of the Phase 2
request:

To create two lots instead of one lot at the north end of Jackson Street (identified as lot
24 on the 2008 approved plan), identified as lots 21 and 22 on the plans submitted with
the Application;

To create four lots instead of three lots at the northeast corner of Kittiwake Drive and
Riley Street (identified as Lots 14, 15, and 16 on the 2008 approved plan), identified as
lots 13, 14, 15 and 16 on the plan submitted with the Application; and

Provide that when the owner of the land to the south extends Jackson Street south into
that property, the City will vacate the east stub of Riley Street, so that Riley Street will
terminate in a T intersection with Jackson Street, and the vacated stub can be
combined with Tract E to form an additional building lot.



If the City grants the three modification requests, then the total number of lots in
Nedonna Wave would increase above the 28-lots originally approved, but not above the
33-lot density limit that the City identified as applicable in the 2008 PUD approval.

Since the city already issued its final approval of the final development plan under Section
10.060 and has approved the entire project as a 28-lot PUD , the only current questions are:

Will the  City allow the Applicant to plat the remaining lots in two phases instead of in
one?
Will the City allow an increase in the number of lots in Nedonna Wave from 28-lots, to
30-lots?



AGENCY COMMENTS:

City of Rockaway Beach Engineer: HBH
Engineering provided a letter which
identifies issues that will need to be
addressed through the more formal
engineering review if this request is
approved. 

Department of State Lands:  DSL provided a
response to the Wetland Use Notification
which identifies additional reporting and
permitting that will need to be completed
and obtained prior to any disturbance of the
wetland areas.



AGENCY COMMENTS:

Department of Fish and Wildlife: ODFW provided comments on the application that all
stream crossings are to comply with fish passage requirements and ODFW approval.  
Additional comments were received supporting the City‘s requirement for a 15‘ riparian
setback for McMillan Creek and offered coordinating support to develop a plan to
mitigate impacts.

Oregon Department of Transportation:  ODOT was contacted for comment on the
application concerning the potential need for a second connection to Highway 101.   ODOT
was unable to provide comment without a traffic study. 



PUBLIC TESTIMONY:
 

Paul Thompson
Karl Nulton
Mary and Dan Enwert
Tom Heckenberg
Delta Holderness
Donna Locke
Gary Corbin
Darrel & Diane Delong
Danny Wihelmi
Josh Parkinson
Charyl Looper
Catherine & Frank Imbrie
Susan Sharpe
Nedonna Beach Neighborhood Association
Kathy Tysinger
Lydia Anderson



Rockaway Beach Zoning Ordinance - Section 3.010 -
Single Family Residential Zone (R1)
Rockaway Beach Zoning Ordinance - Section 3.080 -
Special Area Wetlands (SA)
Rockaway Beach Zoning Ordinance - Section 3.092 -
Flood Hazard Overlay Zone (FHO)
Rockaway Beach Zoning Ordinance - Section 3.132 -
Wetland Notification Overlay Zone (WO)
Rockaway Beach Zoning Ordinance - Section 3.140(6)
- Tsunami Hazard Overlay Zone (TH)
Rockaway Beach Zoning Ordinance  - Article 10 -
Planned Unit Development (PUD)
Rockaway Beach Subdivision Ordinance - Article 13

ORDINANCE STANDARDS



Section 3.010 outlines the standards for the R1 Zone

ROCKAWAY BEACH ZONING ORDINANCE - SECTION 3.010 -
SINGLE FAMILY RESIDENTIAL ZONE (R1)



Section 3.010 outlines the standards for the R1 Zone

ROCKAWAY BEACH ZONING ORDINANCE - SECTION 3.010 -
SINGLE FAMILY RESIDENTIAL ZONE (R1)



Section 3.010 outlines the standards for the R1 Zone

ROCKAWAY BEACH ZONING ORDINANCE - SECTION 3.010 -
SINGLE FAMILY RESIDENTIAL ZONE (R1)



Section 3.080 outlines the purpose and permitted uses in the SA zone

ROCKAWAY BEACH ZONING ORDINANCE - SECTION 3.080 -
SPECIAL AREA WETLANDS (SA)



Section 3.080 outlines the purpose and permitted uses in the SA zone

ROCKAWAY BEACH ZONING ORDINANCE - SECTION 3.080 -
SPECIAL AREA WETLANDS (SA)



Section 3.092 outlines the purpose and objectives of the FHO zone

ROCKAWAY BEACH ZONING ORDINANCE - SECTION 3.092 -
FLOOD HAZARD OVERLAY ZONE (FHO)



Section 3.132 outlines the purpose and objectives of the WO zone

ROCKAWAY BEACH ZONING ORDINANCE - SECTION 3.132 -
WETALND NOTIFICATION ZONE (WO)



Section 3.140(6) outlines the purpose and objectives of the TH zone

ROCKAWAY BEACH ZONING ORDINANCE - SECTION
3.140(6) - TSUNAMI HAZARD OVERLAY ZONE (TH)



Section 3.140(6) outlines the purpose and objectives of the TH zone

ROCKAWAY BEACH ZONING ORDINANCE - SECTION
3.140(6) - TSUNAMI HAZARD OVERLAY ZONE (TH)



ROCKAWAY BEACH ZONING ORDINANCE - ARTICLE 10
PLANNED UNIT DEVELOPMENT (PUD)



ROCKAWAY BEACH ZONING ORDINANCE - ARTICLE 10
PLANNED UNIT DEVELOPMENT (PUD)



ROCKAWAY BEACH ZONING ORDINANCE - ARTICLE 10
PLANNED UNIT DEVELOPMENT (PUD)



STAFF SUMMARY



CONCLUSION
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