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Introduction 

The City of Rockaway enjoys a beautiful beachside setting on the north Oregon coast. 

Throughout the years the town’s choice location has been the main reason for its growth 

and development. As Oregon’s population and rate of tourism increases, the pressures of 

growth will increase for Rockaway and other coastal resorts. 

 

If this growth assumes haphazard patterns, unnecessary burdens on public facilities and 

incompatible uses of land will be inevitable. Comprehensive planning gives the 

community control over these types of problems before they occur. According to Oregon 

law, a comprehensive plan includes maps and policy statements, linking those factors that 

affect land use. 

 

This plan establishes such policies, in keeping with the Statewide Planning Goals 

originally adopted in 1974-5 by the Oregon Land Conservation and Development 

Commission. The Statewide Planning Goals have been amended substantially over the 

years, and most have corresponding administrative rules. 

 

The comprehensive plan is designed to perform several functions: 

 

• Govern the city staff, planning commission, and city council on development 

proposals 

 

• Provide a capital improvement program on water, sewer, drainage and street 
proposals for the budget committee and city council; 

 

• Suggest some useful ideas for the enhancement of the city, and 

 

• Establish a land use planning process or procedure for making decisions, 

involving citizens and agencies in that process. 

 

The plan is set up to comply with the Statewide Planning Goals and guidelines of Senate 

Bill 100 (ORS 197). The goals stated at the start of each element are mandatory 

requirements under state law. 

 

 

2007 Comprehensive Plan Review and Update 

In 2007, the City contracted with ECO Northwest to prepare the Rockaway Beach 

Urbanization Study (Urbanization Study). The Urbanization Study is a background 

document to the comprehensive plan. Key findings from this study include the following: 

 

• Rockaway Beach is expected to grow from 1,394 year-round residents in 

2007 to 1,709 residents in 2027, an increase of 315 residents at an average 
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annual rate of 1.02% The numbers are based on forecasts done by the 

state Office of Economic Analysis for Counties. They are, at best, 

estimates and may not have any basis in terms of actual trends. The City 

of Rockaway Beach should review these numbers every five years, and if 

there is a considerable discrepancy, initiate a process with the county to 

potentially reallocate. Since the number of vacation homes is 

disproportionate to the number of homes occupied by permanent residents 

and since tourism is the only industry of Rockaway Beach, it is vital that 

higher numbers be factored into public facility planning, utilizing the best 

available information. Employment is expected to grow from 342 jobs to 

419 jobs, an increase of 77 jobs at an average annual rate of 1.02%. 

 

• Rockaway Beach has about 162 buildable acres within the UGB. More 

than 96% of the land available in the Rockaway Beach UGB is zoned for 
residential uses. 

 

• Rockaway Beach will need about 160 new dwelling units to accommodate 

planned population growth between 2007 and 2027. The forecast shows 

that an average of eight new dwelling units will be needed annually. 

Rockaway Beach will need about 24 gross buildable residential acres to 

accommodate new housing for residents between 2007 and 2027. This 

forecast does review both a low and a high scenario for the demand for 

second homes for recreational and investment purposes. The Buildable 

Lands Inventory indicates that the City has a surplus of approximately 57 

residential acres. 

• Rockaway Beach will need about 12 gross buildable acres of commercial 

land to meet planned employment needs. The Buildable Lands Inventory 

indicates that the City has a shortfall of approximately five commercial 

acres. Therefore, some land that is currently designated for residential use 

will need to be re-designated for commercial land. 

Rockaway Beach considered the data and analysis found in the Urbanization 

Report to support amendments to the 2007 comprehensive plan amendment 

package. 

 

Specific policies that pertain to the land use planning process are as follows: 

 

Citizen Involvement 

1. Citizens shall be given the opportunity to be involved in all phases of the 

comprehensive planning process, the citizen Involvement Program emphasizes 

the following points: 

 

A. All planning decisions shall be made in open, well publicized 

meetings; 
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B. Minutes shall be kept of all planning commission meetings, and shall 

be made available to citizens. 

C. During the development or amendment of the plan or supporting 

ordinances, the planning commission (the City’s committee for citizen 

involvement or CCI) shall take a lead roll in the preparation of 

documents; 

D. Planning commission members shall be chosen in an open, well- 

publicized manner; 

E. Through public meetings, the press and other means of 

communication, townspeople shall be informed of the workings of the 

city government and the planning process; 

F. All planning information and policies shall be written in a manner that 

is understandable to the general public; 

G. Citizen involvement in Rockaway Beach shall receive adequate 

technical assistance and financial support from the city government 

through the budget process; 

H. The city shall take into account public input during the planning 

process and respond to those who participate, and 

I. The planning commission shall serve as the permanent citizen’s 

involvement committee. 

 

Coordination 

2. Local governments and special purpose districts, state and federal agencies 

and jurisdictions shall be given the opportunity to participate in the City’s 

planning process, and to coordinate their plans with the City. 

 

The Planning Process 

3. The Oregon Supreme Count case Baker v. the City of Milwaukie, 1975, 

established the comprehensive plan as a city’s controlling land use 

document. When the plan and zoning ordinance disagree on an area or 

subject, it is, according to the decision, the plan that takes precedence over 

the ordinance. All conflicts between the two must be resolved early in the 

planning process for either document to be of value. 

 

4. The planning process is a continuous one, consisting of the following 

phases: 

 

A. Identification of problems and issues; 

B. Development of information and data; 

C. Development of alternative policies and recommendations; 

D. Adoption of the plan by the city council; 

E. Development, adoption and application of implementing ordinances 

and other measures. Review of proposed land use actions; and 
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F. Periodic review and evaluation of all planning documents, including 

the citizen involvement program. 

 

5. At a minimum, a major review of the comprehensive plan will be undertaken 

at an interval as required by the Land Conservation and Development 

Commission’s periodic review requirement pursuant to ORS 197.640 – 

197.649. The city may undertake other amendments to the comprehensive 

plan, as necessary, to address issues of community concern. [Planning Process 

Policy 5, amended by Ord. 277, Aug. 29, 1990.] 

 

6. Amendments to the text of the comprehensive plan shall be made only where 

findings have been adopted that the following criteria are met: 

 

A. The amendment is consistent with the comprehensive plan’s goals and 

policies; and 

B. The amendment is necessary to meet a land use need. 

 

7. Amendments to the comprehensive plan map shall be made only where 

findings have been adopted that the following criteria are met: 

 

A. The amendment is consistent with the comprehensive plan’s goals and 

policies; 

B. The amendment is necessary to meet a land use need; 

C. The land is physically suitable for the uses to be permitted in terms of 

slope, geologic stability, flood hazard and other relevant 

considerations; 

D. The area can be served by the appropriate level of public facilities and 

adjacent streets can accommodate the traffic generated by uses 

permitted; 

E. The amendment is compatible with the land use development pattern 

in the vicinity of the request. [Planning Process Policy 7, amended by 

Ord. 277, Aug. 29, 1990.] 

 

8. An exception to the requirements of the applicable state-wide planning goal 

shall be adopted as an amendment to the comprehensive plan where the City 

is proposing a plan amendment, which does not conform to the requirements 

of the goal. The exception shall be supported by the following: 

 

A. Reasons justify why the state policy embodied in the applicable goals 

should not apply; 

B. Areas which do not require a new exception cannot reasonably 

accommodate the use; 

C. The long-term environmental, economic, social, and energy 

consequences resulting from the use at the proposed site with measures 

designed to reduce adverse impacts are not significantly more adverse 
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than would typically result from the same proposal being located in 

areas requiring a goal exception other than the proposal site; and 

D. The proposed uses are compatible with other adjacent uses or will be 

so rendered through measures designed to reduce adverse impact. 

 

Notice of public hearing on proposed amendments shall state the nature of the 

goal exception being taken and a summary of the issues that are involved. 

[Planning Process Policy 8, amended by Ord. 277, Aug. 29, 1990.] 

 

9. The planning commission and the city council shall hold public hearings on 

proposed amendments to the comprehensive plan text or map. Notice of 

public will be published in a newspaper of general circulation that serves the 

city at least ten days prior to the public hearing. [Planning Process Policy 9, 

amended by Ord. 277, Aug. 29, 1990.] 

 

 

Implementation 

The relationship or the difference between the plan and the zoning ordinance is often 

misunderstood. The plan can be viewed as a “constitution” for all land use within the 

city. It is intended to be general and directive in scope, as opposed to the zoning 

ordinance which is intended to be more specific. 

 

Other types of implementation measures are the subdivision ordinance, which prescribes 

standards for the subdivision of land, and any specific ordinances or actions which carry 

out the intent of the comprehensive plan. 

 

Zoning and subdivision ordinances may be revised as need arises so long as the change is 

consistent with the plan. Changes to implementing measures must follow the amendment 

procedure set out in each document. [Implementation section, amended by Ord. 277, 

Aug. 29, 1990.] 

 

 

General Considerations 

The main thrust of a community comprehensive plan pertains to land use and to public 

facilities and services. However, there are other more general planning considerations 

which must be included in a comprehensive plan; considerations such as energy 

conservation, economy, air, land and water resources. 

 

This section of the comprehensive plan takes into account these general considerations, 

and provides policies relating these considerations to other parts of the plan. 
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Economic Considerations 

The state-wide economic planning goal encourages “improvement” and “diversity” of the 

economy of the state. The economic base of Rockaway Beach is tourism, and has been so 

historically. Whereas neighboring communities rely on agriculture, forestry, fishing or 

port activities for their livelihood, Rockaway Beach’s lakes and Pacific beaches have 

provided the City with a specific economy. Without a harbor, farmland or industry other 

than recreation, Rockaway Beach shares with the cities of Lincoln City, Seaside and 

Cannon Beach the tourist trade of the north Oregon coast. People come to Rockaway 

Beach to fish, to walk on the beach, to “get away from it all”. Rockaway Beach is 

primarily a family resort, with inexpensive room rates and unsophisticated recreation. 

[Economic considerations, amended by Ord. 277, Aug. 29, 1990.] 

 

Chapter 5 of the Rockaway Beach Urbanization Study (ECO Northwest 2007) is the 

community’s “Economic Opportunities Analysis.” This analysis was prepared in 

accordance with the Economic Development Rule (OAR Chapter 660, Division 009) and 

identifies the types of employment opportunities that are appropriate for Rockaway 

Beach, given its locational characteristics and local policy preferences. The EOA (pp. 5- 

17 to 5-18) summarizes key conclusions regarding Rockaway Beach’s economic future: 

 

The mix of productive factors present in Rockaway Beach, relative to other 

communities and regions in Oregon, are the foundation of the region’s 

comparative advantage. Primary comparative advantages in Rockaway Beach are 

its location on Highway 101, location along the northern Oregon Coast, and 

proximity to Portland and the Willamette Valley. These factors make Rockaway 

Beach attractive to residents and visitors to the Oregon Coast. 

The characteristics of Rockaway Beach will affect the types of businesses most 

likely to locate in Rockaway Beach: 

 

•  Retail and Services: Tourism and seasonal housing will drive the 

growth of retail and services to serve visitors and residents of Rockaway 

Beach. Examples include: specialty retailers, firms engaged in recreational 

or entertainment services, restaurants, gas stations, financial services, and 

other small retailers. 

 

•  Health Services: Growth in population and changing 

demographics may drive the growth of Health services in Rockaway 

Beach. Health services for the aging population, especially residential 

facilities for people over 70 years, may locate in Rockaway Beach because 

of its location and amenities. 

The report by the Oregon Downtown Development Association “Resources Team 

Report for Rockaway Beach, Oregon” identified the following types of businesses 

as having the greatest chances for success in Rockaway Beach’s downtown: 
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• Retail: Bookstore/gift shop; specialty apparel and accessories; gifts, 

cards, unique arts; specialized sporting goods for beach activities; local 

arts and crafts; beach toys and apparel; quality antiques and gifts; and 

toys like kites and games. 

 

• Service: Entertainment lines, gym and fitness center; bowling alley; 
movie theater/dance hall; and a microbrewery. 

 

• Restaurants: Coffee shop; bakery; specialty foods; and family-style 

restaurants. 

The report recommended that these businesses have the best chance of success if 

they are flexible and responsive to customer needs. For instance, they should 

serve residents and visitors and they could offer multiple complementary product 

lines. These services will also need to have good visibility from Highway 101 to 

attract tourists passing through the City. 

 

The Urbanization Study (pp. 5-21 to 5-22) describes kinds of commercial and 

retail sites that will be needed to accommodate planned retail and service growth 

needs over the 20-year planning period. Rockaway Beach needs to designate 

approximately 12 gross buildable acres of land to meet the needs of from 8-18 

future businesses. Table 5-9 is taken from the Urbanization Study and summarizes 

commercial site needs. 

 

Table 5-9. Needed commercial sites by site size, 
Rockaway Beach, 2007-2027  

 Est.  Total 
Size of Acres Average Sites 

Firm Needed Site Size Needed 
>20 3 2-4 ac 1 

10-19 3 1-2 ac 1-2 

 1-9 6 <1 ac 6-16 

Total 12 8-18 

 

Source: Estimates by ECONorthwest 

 

In 2007, Rockaway Beach had less than four acres of buildable commercial land 

remaining within the urban growth boundary. Therefore, the City needs to designate 

approximately four additional acres for commercial use. To address this unmet need, 

Rockaway Beach needs to re-designate land for commercial use east of Highway 101, 

encourage appropriate redevelopment of existing commercial areas, and require 

condominium developments in commercial areas to construct ground floor commercial 

space. (Urbanization Study, p.6-5). 
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Policies Relating to the Economy 

1. The City shall support economic development activities which enhance its tourism 

oriented economic base. 

 

2. The City shall encourage the expansion of tourist accommodations, with particular 

emphasis on those accommodations that incorporate meeting room or conference 

facilities. 

 

3. The City will work with the local business community to strengthen the downtown 

commercial area as an important tourist and commercial center. To achieve this 

objective, consideration should be given to the following: 

 

A. Upgrading the physical appearance of the area and its buildings including 

consideration of a unifying theme that reflects the historic development of 

the City; 

 

B. Provision of additional conveniently located off-street parking; and 

 

C. Development of a pedestrian oriented environment, through the provision 

of pedestrian amenities. 

 

4. The City supports the efforts of the Chamber of Commerce and local business 

persons to expand visitor attractions and events that are available to tourists. 

 

5. The City will cooperate with the Chamber of Commerce in developing a marketing 

program that effectively promotes the City’s attractions and facilities. Such a program 

should be fully coordinated with other communities in the area. 

 

6. The City will provide sufficient commercial land to allow for the reasonable 

expansion of the community’s businesses. Care should be taken to ensure that future 

commercial development is well designed and relates well to the surrounding 

neighborhoods and the natural environment. 

 

7. The City will encourage local residents to develop small scale home occupations. 

 

8. The City will use its designation as part of the Tillamook Enterprise Zone to attract 

new businesses to Rockaway Beach. 

 

9. The City will cooperate with the Tillamook Economic Development Committee in its 

efforts to strengthen and diversify the economy of Tillamook County. 

 

10. The City will work with the Tillamook Economic Development Committee to see 

that projects supportive of Rockaway Beach’s economy are incorporated into the 

Oregon Tourism Alliance’s overall strategy. 
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11. The City recognizes that its retirement community represents an important element 

of the economy. The City will cooperate with community groups on making 

community improvements that will enhance the City’s attractiveness as a retirement 

community. Particular attention should be given to enhancing the medical facilities 

available in the region. 

 

[Policies Relating to the Economy, amended by Ord. 277, August 29, 1990.] 

 

12. To meet commercial retail and service land needs the City should: 

 

A. Amend the Comprehensive Plan and Zoning maps to increase the supply of 

commercial land by approximately four acres; 

B. Encourage commercial redevelopment of existing commercial areas; and 

C. Require condominiums in commercially zoned areas to have ground floor 

commercial space. 

 

Air, Water and Land Resource Considerations 

The state-wide goals applicable to this discussion are: 

 

• “To maintain and improve the quality of the air, water and land resources of the 

state. 

 

• To preserve and maintain agricultural lands. 

• To conserve forest lands for forest uses.” 

The high quality of air, land and water resources in Rockaway Beach can be protected by 

the joint efforts of local and state government. Oregon’s Department of Environmental 

Quality regulates the abatement of air and water pollution, establishes clean air standards 

and sewer and water regulations. 

 

Water Quality 

City ordinances regarding land use can maintain land resource quality and guard against 

degradation of water quality. 

 

Sanitary sewer service and drinking water facilities are regulated by the federal 

government and state agencies. All development within the City must utilize these 

services. Information on each of these is contained in the public facilities element. 

 

Air Quality 

Air quality has never been a problem in the Rockaway Beach area due to population and 

its location on the ocean. Its population is small. The major source of air pollution is the 

automobile. Reduced use of the automobile and continued enforcement of federal 
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automobile engine emission regulations can help eliminate this as a source of pollution. 

Should an industry propose to locate in Rockaway, its potential for pollution – thermal, 

acoustic, water or air would come under city and DEQ scrutiny. The importance of 

Rockaway’s air quality to residents and visitors must be considered in any development 

proposal. 

 

Forest Resources 

Forest resources are obviously important to the Rockaway area. The forest industry has a 

long tradition in the area. Rockaway is bordered on the east by forest lands. Considering 

the fragile terrain of much of Rockaway – the dunes on the west and the steep hillsides on 

the east – owners should be encouraged to leave undeveloped land in its natural state in 

order to prevent erosion, provide habitat for wildlife, enhance the natural beauty of the 

area, and provide recreation space. 

 

Agricultural Land 

There is no agricultural land in Rockaway (soil conservation Class I-IV). Some minor 

grazing takes place near the south side of Lake Lytle, but the area is not considered to be 

a functioning farm unit. 

 

Wetlands and Riparian Corridors 

Rockaway Beach completed its Local Wetlands Inventory (LWI) in June, 1993. Riparian 

vegetation shall be protected by city riparian corridor regulations. For future city 

consideration, Statewide Planning Goal 5 and the Goal 5 administrative rule set forth 

options for protecting riparian corridors and locally significant wetlands identified on the 

LWI. 
 

Policies  

1. The City will cooperate with the Department of Environmental Quality 

to ensure that applicable state and federal air and water quality standards 

and requirements are met [Policy 1, as amended by Ord. 223, Aug. 24, 

1982; and Ord. 277, Aug. 29, 1990.] 

 

2. The City shall continue to improve its sanitary sewer system, in 

conformance with applicable state and federal requirements. [Policy 2, 

amended by Ord. 277, Aug. 29, 1990.] 

 

3. The City recognizes that Rockaway Beach lies in a critical groundwater 

area and shall refuse to permit uses which the Department of 

Environmental Quality determines could pollute or adversely affect the 

aquifer. The city shall rely on the Department of Environmental Quality 

and other qualified experts to determine the impacts of proposed uses and 

to develop a program to protect the aquifer from such uses. [Policy 3, 

amended by Ord. 277, Aug. 29, 1990.] 
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4. Cluster developments shall be encouraged, especially in area with steep 

slopes, or wetlands, as a means of minimizing the potential adverse 

impacts of development in such areas. [Policy 4, amended by Ord. 277, 

Aug. 29, 1990.] 

 

5. Cluster developments around Lake Lytle, Crescent Lake and Spring 

Lake shall be encouraged in order to prevent filling of wetlands, protect 

riparian vegetation and minimize the impact of development on the visual 

quality of the lakes. [Policy 5, amended by Ord. 277, Aug. 29, 1990.] 

 

6. The City will control storm run-off, sedimentation and erosion resulting 

from development through its subdivision ordinance. [Policy 6, amended 

by Ord. 277, Aug. 29, 1990] 

 

7. The City will continue to cooperate with Tillamook County in finding 

long-term solutions to the disposal of solid waste, including efforts to 

increase recycling. [Policy 6, amended by Ord. 277, Aug. 29, 1990.] 

 

8. The City will cooperate with the Department of Environmental Quality 

in preventing and abating noise pollution problems in the city. [Policy 8, 

as amended by Ord. 223, Aug. 24, 1982; and Ord. 277, Aug. 29, 1990.] 

 

9. The City’s actions shall be consistent with state and federal hazardous 

waste regulations. [Policy 9, added by Ordinance No. 277, passed August 

29, 1990.] 

 

10. Rockaway Beach will consider options in the future to adopt local 

standards to protect riparian corridors and wetlands inventoried on the 

Rockaway Beach Local Wetlands Inventory) consistent with Statewide 

Planning Goal 5 which balance protection of these resources with 

community development objectives. 

 

Energy Considerations 

The state-wide goal applicable to this discussion is: - “To conserve energy.” 

 

The economic base of Rockaway Beach – recreation and tourism does not place a burden 

on energy resources locally, the way a manufacturing economy might, but the lifeline of a 

coastal resort economy is transportation. Tourist and summer residents have to get to 

Rockaway Beach and the most common type of transportation for this is the automobile, 

a voracious-consumer of non-renewable petroleum-resources. The City of Rockaway 

Beach is in no position to alter the transportation habits of its visitors beyond the 

immediate area, but improved facilities for pedestrians and cyclists and expanded bus 

service might relieve dependence on the auto within the City itself. 
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There are other means of energy conservation amenable to city policies and actions. 

Several are dealt with in other elements of the plan. 

 

1. Cluster development is to be encouraged, thus saving energy in construction, 

maintenance and heating. 

 

2. Land use planning designed to maintain an identifiable downtown commercial 

core saves energy by concentrating activity and by encouraging foot traffic rather 

than driving. 

 

3. Development of vacant land within the urbanized area of Rockaway Beach 

before the development of un-urbanizable tracts is also encouraged for its energy 

savings. 

 

4. Enforcement of the building code also serves to conserve energy. The 

insulation requirements for new construction reduce energy consumption for 

heating and cooling. 

 

5. The City shall cooperate in area efforts to recycle materials such as metals, 

glass and paper. [Policy 5, amended by Ord. 277, Aug. 29, 1990.] 

 

6. Providing sidewalks and centralized parking facilities in the downtown and 

other areas can contribute to energy conservation by encouraging people to walk 

to several destinations. 

 

 

 

Land Use Element 

The state-wide goals applicable to this plan element are: 

 

• To establish a land use planning process and policy framework as 
a basis for all decisions and actions related to use of land and to 

assure an adequate factual base for such decisions and actions. 

 

• To conserve open space and protect natural and scenic resources. 

• To protect life and property from natural disasters and hazards. 

 

• To provide for an orderly and efficient transition from rural to 
urban land use.” 

 

The land use element of this comprehensive plan is based on the patterns of existing land 

use. Effective land use planning encourages the positive aspects of existing land use. It 

also establishes guidelines for future growth, which are intended to prevent the 

recurrence of past land use conflicts and abuses. 
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Before the land use element of a comprehensive plan can be developed, existing land 

uses must be identified. Undeveloped land must be analyzed for building suitability, and 

a system of land use designation (for present and future application) must be developed in 

accordance with existing land uses and expressed community needs. 

Development Suitability 

Physical Limitations 

The natural attractions of the Rockaway Beach area have traditionally drawn people to 

the area; the beaches, bays, rivers, lakes and mountains appeal to residents and visitors 

alike, and that appeal translates into a demand for land. Quite naturally, the most 

desirable land was developed first – primarily that on the ocean front. Development then 

spread to other areas physically suited to building, until now. Rockaway Beach is faced 

with a very straightforward problem: most undeveloped land in the area suffers 

substantial physical limitations to building suitability. Compressible soils, poor drainage 

and landslide hazards are some of the special construction problems often facing today’s 

builder in Rockaway Beach. The physical limitations map (fig. #1) shows four areas that 

present problems to development: 1) beaches, 2) dunes, 3) wetlands and flood areas and 

4) steep slopes. 

The Local Wetlands Inventory (LWI) shows the location, quantity and quality of streams 

and wetlands within the Rockaway Beach UGB. 

 

These problems and opportunities are discussed in some detail in Part II of the 

comprehensive plan. 

 

Beaches and Dunes 

Implementation Requirement 2, of the Beaches and Dunes goal states 

 

“Local government and state and federal agencies shall prohibit residential 

developments and commercial and industrial building on beaches, active 

foredunes, or other foredunes, which are conditionally stable and that are subject 

to ocean undercutting or wave overtopping, and on interdune areas (deflation 

plains) that are subject to ocean flooding. Other development in these areas shall 

be permitted only if the findings required in (1) above are presented and it is 

demonstrated that the proposed development: 

 

a) is adequately protected from any geologic hazards, wind 

erosion, undercutting, ocean flooding and storm waves; or 

is of minimal value; and 

 

b) is designed to minimize adverse environmental effects.” 
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There are a number of active foredunes and other foredunes which are 

conditionally stable and that are subject to ocean undercutting and wave 

overtopping, and on interdune areas (deflation Plains) that are subject to ocean 

flooding. These dune areas are described by FIRM rate maps as being located V 

zones (velocity zones) and AO zones (areas of shallow flooding). These areas of 

the City’s foredunes are shown on the map (fig. #2). This line was developed by 

examination of aerial photography, flood maps, and field work. 

 

The City is taking an exception to a portion of the requirement to permit 

residential, commercial development and industrial on active foredunes and other 

foredunes which are conditionally stable and that are subject to ocean 

undercutting or wave overtopping and on interdune areas (deflation plains) that 

are subject to ocean flooding. This exception is being taken for the following 

areas: 

 

NEDONNA BEACH 

1) The subdivisions of Nedonna Beach subdivision , Nedonna 

First, Second, Third, Fourth, Fifth, Sixth and Seventh 

Additions, and other lawful parcels, lie within active foredunes 

and other foredunes, which are conditionally stable and that are 

subject to ocean undercutting and wave overtopping and on 

interdune areas (deflation plains) that are subject to ocean 

flooding. The lots are located within either a velocity zone (V 

zone) or areas of shallow marine flooding (AO zone) as 

described by FIRM maps. See Appendix I for boundary 

description of this exception area. 

 

2) ROCKAWAY BEACH 

The subdivision of Manhattan Subdivision , Highland Park 

Subdivision, Lake Lytle Subdivision, Sea View Park 

Subdivision, Elmore Park Subdivision, Midway Beach 

Subdivision, Tillamook Beach Subdivision, and other lawful 

parcels lie within active foredunes and other foredunes, which 

are conditionally stable and that are subject to ocean 

undercutting and wave overtopping, and on interdune areas 

(deflation plains) that are subject to ocean flooding. The lots 

are located within either a velocity zone (V zone) or areas of 

shallow marine flooding (AO zone) as described by FIRM 

maps. See Appendix 1 for boundary description of this 

exception area. 

 

3) TWIN ROCKS 

The subdivisions of Rose City Beach Subdivision, Twin Rocks 

Subdivision, Oceanlake Park Subdivision, and other lawful 

parcels, lie within foredunes, which are conditionally stable 

and are subject to wave overtopping, and on interdune areas 
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(deflation plains) that are subject to ocean flooding. The lots 

are located within areas of shallow marine flooding (AO zone) 

as described by FIRM maps. In addition, one lot, Tax Lot 

6100, Map IN10-5CB, which is located within active foredunes 

and other foredunes that are conditionally stable and that are 

subject to ocean undercutting. The lot is located within a 

velocity zone (V zone) as described by FIRM maps. [Beaches 

Policy, amended by Ord. 223, Aug. 24, 1982; and Ord. 243, 

May 13, 1986, II Dunes Policy, amended by Ord. 243, May 13, 

1986, Beaches Policy; Dunes Policy, titles amended by Ord. 

243, May 13, 1986.] See Appendix 1 for boundary description 

of this exception area. 

 

Documentation for these Statewide Planning Goal exceptions and findings related to 

Implementation Requirement 1 are included as part of the comprehensive plan in 

Appendix 1. 

 

Beaches and Dunes Policies 

The following policies shall apply to the City’s beaches: 

 

1. Beach uses other than recreation shall be prohibited. 

 

2. Vehicle access to the beach shall be restricted to emergency purposes. 

[Policy 1, amended by Ord. 243, May 13, 1986.] 

 

3. Beachfront protective structures (rip-rap, seawalls) shall be permitted only 

if: 

A. Visual impacts are minimized; 

B. Necessary access to the beach is maintained; 

C. Negative impacts on adjacent property are minimized; and 

D. Long-term or recurring costs to the public are avoided. [Policy 3, 

amended by Ord. 243, May 13, 1986.] 

E. Development existed on January 1, 1977, consistent with Goal 18, 

Implementation Requirement 2. 

 

4. Residential developments and commercial and industrial buildings on 

active foredunes or other foredunes, which are conditionally stable and 

that are subject to ocean undercutting or wave overtopping, and on 

interdune areas that are subject to ocean flooding shall be permitted only 

where consistent with the exceptions the City has taken to Goal 18 

requirements. 

 

Development other than residential and commercial buildings in these 

areas shall be permitted only if it is demonstrated that the proposed 

development: 
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A. Is adequately protected from any geologic hazards, wind erosion, 

undercutting, ocean flooding and storm wave; or is of minimal value; 

and 

B. Is designed to minimize adverse environmental effects. [Policy 3, 

added by Ord. 243, May 13, 1986.] 

 

The state Beaches and Dunes Goal, Implementation Requirement 1, states that “The 

following findings shall be made for all development in beach and dune areas, other than 

older stabilized dunes: 

 

a. The type and use proposed and the adverse effects it might have on the 

site and adjacent areas; 

b. Temporary and permanent stabilization programs and planned 

maintenance of new existing vegetation; 

c. Methods for protecting the surrounding area from adverse effects of 

the development; and 

d. Hazards to life, public and private property, and the natural 

environment, which may be caused by the proposed use.” 

 

These findings will be made either by site-specific investigation for areas 

listed in Beaches and Dunes Policy 5 or by findings adopted as part of the 

comprehensive plan. [Policy 4, added by Ord. 243, May 13, 1986.] 

 

5. Site-specific investigations shall be required for future construction in: 

 

A. All beach front properties. 

B. All areas lying within velocity flood zones (V10, V14, V19) as 

delineated on the HUD Flood Insurance Rate Map. 

C. Any site on which proposed excavation will produce cut slopes greater 

than five feet in height or steeper than two horizontal to one vertical 

(2:1). [Policy 5, amended by Ord. 243, May 13, 1986.] 

 

6. Vegetation removal shall be kept to the minimum required for the 

placement of structures. Structures shall be designed as much as possible 

to minimize the removal of existing vegetation. [Policy 6, amended by 

Ord. 243, May 13, 1986.] 

 

7. A detailed description of a dune stabilization program shall be a part of the 

application for a building permit for any proposed development, which 

potentially will reduce the level of stability of a dune area and threaten 

adjacent property. The re-vegetation program shall be designed to return 

areas at least to their predevelopment levels of stability within a specified 

period of time. The programs shall be initiated as soon as possible during 

or following construction. The City may submit site investigations or re- 

vegetation programs to the Soil Conservation Service or other agency for 
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verification prior to issuance of a building permit. [Policy 7, amended by 

Ord. 243, 1986.] 

 

8. During construction, adequate measures shall be required and included in the 

permit application to minimize wind erosion, such as temporary ground cover. 

[Policy 8, amended by Ord. 243, May 13, 1986.] 

 

9. In addition to the recommendations of site-specific investigation reports, 

future residential and commercial construction shall be sited in accordance 

with the Ocean Setback Line (OSL). The OSL shall constitute the minimum 

setback from the ocean, unless a greater setback is required by a site specific 

investigation report or development is further limited by lot or parcel 

boundaries. The OSL shall be determined by averaging the minimum 

distances from the Statutory Vegetation Line (ORS 390.770) to structures 

located 200 feet in either direction along the shoreline from the subject 

property boundaries, and applying that average setback to establish a line on 

the subject property parallel with the Statutory Vegetation Line [Policy 9, 

amended by Ord. 243, May 13, 1986; and Ord. 277, Aug. 29, 1990 

 

10. All construction shall be in conformance with the recommendations of the site 

investigation report and applicable HUD Flood Management requirements. 

The developer shall establish a time period for re-vegetation of open dune 

sand. [Policy 10, amended by Ord. 243; May 13, 1986.] 

 

11. Breaching of foredunes shall be permitted only for extreme measures, such as 

fighting fires, or cleaning up oil spills. The dunes shall be restored to their 

original contour and re-vegetated after breaching occurs. [Policy 8 added by 

Ord, 223, Aug. 24, 1982; and renumbered by Ord. 243, May 13, 1986.] 

 

12. Grading or sand removal necessary to maintain views or to prevent sand 

inundation may be allowed for structures in foredune areas, only if the area is 

committed to development or is within an acknowledged urban growth 

boundary and only as part of an overall plan for managing foredune grading. 

A foredune grading plan shall include the following elements based on 

consideration of factors affecting the stability of the shoreline to be managed 

including sources of sand, ocean flooding, and patterns of accretion and 

erosion (including wind erosion) and effects of beachfront protective 

structures and jetties. The plan shall: 

 

A. Cover an entire beach and foredune area subject to an accretion 

problem, including adjacent areas potentially affected by changes in 

flooding, erosion, or accretion as a result of dune grading; 

 

B. Specify minimum dune height and width requirements to be 

maintained for protection from flooding and erosion. The minimum height 

and width requirements to be maintained for protection from flooding and 
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erosion. The minimum height for flood protection is 4 feet above the 100 

year flood elevation. 

 

C. Identify and set priorities for low and narrow dune areas, which need 

to be built up; 

 

D. Prescribe standards for redistribution of sand and temporary and 

permanent stabilization measures including the timing of these 

activities; and 

 

E. Prohibit removal of sand from beach foredune system. Before 

construction can begin, the foredune grading plan must be adopted as 

an amendment to the comprehensive plan. [Policy 12, added by Ord. 

243, May 13, 1986; and amended by Ord. 277, Aug. 29, 1990.] 

 

13. The Nedonna Foredune Grading Plan is adopted by reference and 

incorporated into the comprehensive plan. (This includes the Technical 

Report, Management Plan, and Grading Plan.) [Policy 13, added by Ord. 

243, May 13, 1986.] 

 

14. Rockaway Beach shall protect the groundwater in dune areas from 

drawdown, which could lead to loss of stabilizing vegetation, loss of water 

quality, or intrusion of salt water into water supplies, by reviewing all 

proposed wells to ensure that findings are made to address the above 

factors. Building permits for single unit dwellings and middle housing are 

exempt from this requirement if appropriate findings are provided at the 

time of subdivision approval. [Policy 14, added by Ord. 243, May 13, 

1986; Am. by Ord. 2025-04, June 11, 2025.] 

 

Coastal Shorelands 

1. Major marshes and significant wildlife habitat shall be protected. Uses in 

these areas shall be consistent with the protection of natural values. 

 

2. Riparian vegetation shall be maintained and where appropriate, restored and 

enhanced consistent with the provision of water-dependent uses. 

 

3. Proposed major developments adjacent to Crescent Lake and Lake Lytle shall 

provide public access to the lake consistent with the protection of riparian 

vegetation and the minimization of impacts on wetland. 

 

4. Existing public ownerships, right-of-way and similar public easements, which 

provide access to coastal beach areas or lakes shall be retained or replaced if 

sold, exchanged or transferred. 

 

5. Rights-of-way may be vacated to permit redevelopment of shoreland areas 
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provided public access across the affected site is retained. 

 

 

6. Clustering of residential development in shoreland areas is encouraged where 

such clustering will protect identified wetlands, wildlife habitat or other 

identified coastal shoreland resources. 

 

7. The City will rely on the requirements of its flood hazard overlay zone to 

regulate development in flood hazard areas to ensure that provisions of the 

National Flood Insurance program are met. 

 

8. Where shoreline stabilization measures are required, priority shall be given to 

non-structural, rather than structural, solutions. [Coastal shorelands, amended 

by Ord. 277, Aug. 29, 1990.] 

 

Hazards 

1. Where development is proposed for areas with a slope of 25% or greater, a 

site investigation report prepared by a registered geologist shall be required 

prior to the approval of a building permit, land division or other proposed 

development. 

 

2. Where development is proposed for areas containing Brenner, Coquille, 

Braillier or Peat soils, the City may require an on-site soil survey to determine 

whether significant amounts of these soils exist in locations where 

development is desired. If the detailed soil survey indicates that significant 

amounts of compressible soils exist, the developer or owner shall have a 

report prepared by a licensed civil engineer which indicates suitable 

techniques to minimize potential soil hazards to the proposed construction. 

 

3. The City will rely on the requirements of its flood hazard overlay zone to 

regulate development in flood hazard areas. [Hazards, amended by Ord. 277, 

Aug. 29, 1990.] 

 

Natural Features 

1. The maintenance of natural terrain and vegetation shall be encouraged 

throughout the City. In areas with a slope exceeding 25% the City shall 

require a geological study, grading plan and erosion control plan prior to 

grading activities or tree removal to ensure that adverse impacts are 

minimized. 

 

2. Cluster development is encouraged as a method of minimizing development 

impacts in areas with sensitive natural features. 

 

3. New development shall protect existing streams, riparian corridors, wetlands, 
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and drainage ways. Proposed developments’ drainage systems shall be 

designed to minimize the impact of storm water on adjacent properties. 

[Natural Features, added by Ord. 277, Aug 29, 1990.] 

 

Land Use Categories 

Land use categories are intended to establish certain uses for certain areas based on 

neighborhood characteristics, physical limitations, the availability of public services such 

as streets, sewer and water, the desires to build a strong economy and maintain a clean 

environment, and other factors. 

 

The plan establishes rather high density limits (generally up to 24 units per acre, with 

exceptions for middle housing) in the developed areas. The basic philosophy is that there 

is little land available in the City that does not pose limitations to development, and those 

areas where development can occur should be more intensively used than sensitive lands 

such as the wetlands around the lakes, and steep slopes. 

 

An important standard in land use designation is density, or the number of dwelling units 

that are to be permitted on a given unit of land. Density, in terms of net density per acre, 

is based on the total square footage of the site, less areas of public or private streets. 

 

Density of development determines present and future demand for public facilities and 

services such as schools, sewer and water service, police and fire protection. 

 

Density calculations shall not prevent owners of individual lots of record (prior to the 

adoption of the plan) from building on their property if their lots are substandard in size. 

The City currently allows construction on lots of less than 3,500 square feet unless the 

owner has contiguous property. The plan recognizes the ability of owners to build on 

small lots (therefore at higher densities) where this situation exists. 

 

The most important application of density standards is in areas that are largely 

undeveloped at the present time. It is not intended to prevent the use of scattered lots that 

exist in already developed areas. Density is generally expressed in number of dwelling 

units per acre, with dwelling units defined as permanent housing units, not motel units. 

The zoning ordinance of the City is the document that establishes lot size requirements, 

setbacks, and height restrictions, but the zoning ordinance must agree with the 

comprehensive plan. 

 

The Manhattan Residential/Resort Area 

This area extends from the northern City limits of Rockaway Beach south to NW 18th 

Ave. on the west side of US Highway 101, and south to NW 10th Ave. on the east side of 

the highway. [Manhattan Residential/Resort Area, amended by Ord. 277, Aug. 29, 1990.] 

 

This is a mixed use area combining commercial activity on the east side of the highway, 

with motels, weekend cabins and permanent residences throughout the area. Essentially, 
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it is a thin strip of land bounded by the Pacific Ocean on the west and Crescent Lake and 

Lake Lytle on the east, separated by the federal highway and the railroad tracks. 

 

The area is also characterized by poor traffic circulation in the northern part west of the 

railroad tracks. There are no north-south streets throughout most of this area, and the 

streets that exist are not capable of handling large amounts of traffic. 

 

1. Expansion of existing motels or other tourist facilities should be planned to 

provide sufficient parking and circulation space. 

 

2. Density in the area is designated to be high, with a maximum of 24 dwelling 

units per acre. Maximum density does not apply to duplexes, triplexes, 

quadplexes, or cottage clusters. Maximum density for townhouses is 25 

dwelling units per acre. (Specific lot size requirements to be established by the 

zoning ordinance.) [Policy 2 Am. by Ord. 2025-04, June 11, 2025] 

 

3. Development adjacent to the wetlands associated with Crescent Lake shall be 

undertaken in a manner that protects those wetlands. [Policy 3, amended by Ord. 

277, Aug. 29, 1990.] 

 

4. Permitted uses in this area are residences (single-unit, middle housing and 

multi-unit structures), hotels and motels, and limited commercial uses along 

US Highway 101, which are resort oriented. [Policy 4 Am. by Ord. 2025-

04, June 11, 2025] 

 

5. Previous policies concerning dunes and wetlands are applicable in this area. 

 

6. An area between NE 17th and NE 21st on the east side of US Highway 101 

shall be designated for commercial uses. [Policy 6, added by Ordinance No. 

277, passed August 29, 1990.] 

 

The Special Residential/Resort Area 

This area extends from NW 18th Ave. to NW 11th Ave. on the west side of US Highway 

101. This area is similar in character to the area north of it, but through the citizen 

involvement process it has been determined that it should have a specific policy [Special 

Residential/Resort Area, amended by Ord. 277, Aug. 29, 1990.]: 

 

1. No new motels shall be allowed to establish in this area, but existing motels 

shall be allowed to reasonably expand with planning commission review to 

insure that proper parking and street access is permitted. 

 

2. Restaurants and other retail commercial uses shall be allowed with conditions 

to insure that they are compatible with the area. Additional motel units may be 

added to an existing motel if the owner can satisfy the planning commission 

with regard to parking and traffic requirements. The additions do not require a 
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conditional use permit. 

 

3. Density in this area is designated to be the same as the Manhattan 

Residential/Resort Area, 24 dwellings per acre. Maximum 

density does not apply to duplexes, triplexes, quadplexes, or 

cottage clusters. Maximum density for townhouses is 25 

dwelling units per acre. [Policy 3 Am. by Ord. 2025-04, June 11, 

2025.] 

 

4. Uses permitted in this area are residential, and the expansion of existing 

motel uses. [Policy 4, amended by Ord. 277, Aug. 29, 1990; Am. by Ord. 

2024-04, June 11, 2025.] 

 

 

Low Density Residential Area 

This area extends from NW 11th Ave. to N 6th Ave., west of US Highway 101. This area 

is in the vicinity of the “Ridge”, or high stabilized sand dune in the northern part of the 

City. It is a stable neighborhood composed primarily of single-family homes. There are 

large motels on either end of this area, and a limited amount of vacant land dispersed 

among existing structures. The last community questionnaire indicated a strong desire of 

the townspeople to keep the area a single-family neighborhood. However, SB406 was 

enacted by the Oregon Legislature in 2023 to improve housing availability and 

affordability in Tillamook County. It requires “middle housing”–including duplexes, 

triplexes, quadplexes, townhouses and cottage clusters—to be allowed in the city’s 

residential zones. The Low-Density Residential area will accommodate single-unit homes 

and middle housing types. [Single-Family or Duplex Residential Area, amended by Ord. 

277, Aug. 29, 1990. Category name and description amended by Ord. 2025-04, June 11, 

2025.] 

 

1.  [Policy 1, deleted by Ord. 2025-04, June 11, 2025] 

 

2. The density of this area should not exceed 24 dwelling units per acre. 

Maximum density does not apply to duplexes, triplexes, quadplexes, or 

cottage clusters. Maximum density for townhouses is 25 dwelling units per 

acre. [Policy 2, amended by Ord. 277, Aug. 29, 1990; Am. by Ord. 2025-04, 

June 11, 2025] 

 

3. [Policy 3, deleted by Ord. 277, Aug. 29, 1990.] 

 

4. [Policy 4, deleted by Ord. 277, Aug. 29, 1990.] 
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The Downtown Commercial Area [C] 

N.6th Avenue to S. 7th Avenue, west of Beacon Street on the east side of US Highway 101 

and N. 6th Avenue to S. 3rd Avenue on the west side of US Highway 101. 

 

This area encompasses the downtown business core with its commercial uses such as the 

grocery stores, hardware store, drugstore, bank, bowling alley, taverns, restaurants and 

other primary retail uses. Public buildings, such as the post office and the City Hall are 

here, as is the state wayside and public restrooms. Most of this activity is centered around 

US Highway 101, but the side streets such as Nehalem, Miller and Pacific are important 

to the overall circulation in this area. 

 

1. The state wayside and the city parking lot can provide parking for businesses in 

the immediate downtown area. However, the City and downtown property owners 

should work together to increase the supply of off-street parking. The possibility 

of purchasing property for additional off-street parking should be explored. 

Purchases could be financed by a combination of City funds and a local 

improvements district. [Policy 1, amended by Ord. 277, Aug. 29, 1990.] 

2. Uses allowed in the downtown core area should be those that predominate there 

now: primary retail and service commercial activities. Large land uses, such as car 

lots, service stations and drive-in restaurants should be allowed within the 

commercial area on a conditional use basis. [Policy 2, amended by Ord. 277, Aug. 

29, 1990.] 

 

3. The plan supports the location of housing in this commercial area, particularly 

in conjunction with businesses. Where new residential uses are allowed in the 

Downtown Commercial Area, ground floor retail uses should be required. 

This is common with many of the businesses that are presently there, and 

should continue. 

 

4. It is the intention of the plan to support the economy of Rockaway by 

maintaining scarce ocean front commercial property for commercial purposes, 

and to maintain an identifiable downtown commercial core. 

 

[Amended by Ord. 204, Apr. 28, 1981; and deleted by Ordinance No. 277, passed August 

29, 1990.] 

 

The Saltair Creek Residential/Resort Area (R/R) 

This area extends from S. 3rd Avenue to Alder Street, and is entirely west of US Highway 

101. [Saltair Creek Residential/Resort Area, amended by Ord. 277, Aug. 29, 1990.] 

 

This is primarily an area of small beach cottages and homes, on small lots. The streets are 

very narrow (S. Pacific is 20 feet wide, S. Miller is 30 feet wide), and as such cannot 

accommodate large traffic volume. There are presently few commercial land uses in this 
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area, and little vacant property. 

 

1. Active and conditionally stable foredunes are identified in Figure 2 (after page 

19). Much of the land in this area falls into this category, and therefore the 

beaches and dunes policy applies. 

 

2. The Clear Lake ocean outlet in this area poses some flooding hazards that 

must be considered for any construction in the vicinity. 

 

3. This area should remain primarily resort residential, with a density limitation 

of 24 dwelling units per acre. This density limitation does not apply to 

duplexes, triplexes, quadplexes, or cottage clusters. Maximum density for 

townhouses is 25 dwelling units per acre. Motels should be allowed 

conditionally with attention paid to vehicle access on the narrow streets. 

Off-street parking is especially important. [Policy 3, Am. by Ord. 2025-04, 

June 11, 2025] 

 

Nature Conservancy Area 

This is a 43 acre undeveloped, natural area between S. 7th Avenue and Alder Street, and 

US Highway 101 on the west and Reed Street on the east. It was annexed to the City in 

June, 1980 and is designated as special area wetlands. [Nature Conservancy Area, 

amended by Ord. 277, Aug. 29, 1990.] 

 

1. To reduce the possibility of conflicts with the natural area, the city will retain 

the rights-of-way to S. 7th Avenue and Alder Street as undeveloped buffer 

areas, using them only for the placement of utilities. 

 

2. The City will use its rights to the water of Heitmiller Creek in such a way as 

to insure an adequate flow in the city’s water supply but that in no way 

diminishes the value of the Nature Conservancy Natural Area. 

 

Special Area Wetlands Zone (SA) 

1. The perimeter of Lake Lytle and Crescent Lake contains extensive wetlands 

and lowlands that are subject to flooding, provide wildlife habitat, and are a 

significant scenic resource for Rockaway Beach. Uses in this area should 

respect these qualities by being low intensity, by either having a low intensity 

impact or being water dependent, such as boat docks or launching ramps. 

Public access should be provided consistent with the protection of wetland 

values. The perimeter of Spring Lake and Clear Lake also contains wetlands 

that must be protected. [Policy 1, amended by Ord. 277, Aug. 29, 1990] 

 

2. All proposed development in this area must be reviewed to insure that there is 

appropriate use made of the wetlands areas, such that: 
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A. Riparian vegetation shall be protected by city riparian corridor 

regulations. 

 

B. The use of piling and floating devices is the preferred method for 

locating water-dependent uses. Where fill is necessary, fill will be 

kept to the minimum necessary to locate the water-dependent use. 

 

C. Residences are located in upland areas in order to preserve the natural 

condition of the lakefront. 

 

D. State and federal agencies that have authority in these areas are 

informed of any proposed filling, dredging, or other significant 

alteration of the shorelands. (Agencies such as the US Corps of 

Engineers, Department of State Lands, Oregon Department of Fish 

and Wildlife). [Policy 2, amended by Ord. 277, Aug. 29, 1990.] 

 

3. [Policy 3, deleted by Ord. 277, Aug. 29, 1990.] 

 

4. [Policy 4, deleted by Ord. 277, Aug. 29, 1990.] 

 

5. [Policy 5, deleted by Ord. 277, Aug. 29, 1990.] 

 

6. In order to provide better fishing access to Lake Lytle, the City shall work 

with the Oregon Department of Fish and Wildlife (which stocks the lake) to 

determine if vegetarian management or other means is feasible. The 

possibility of providing improved parking and public access along US 

Highway 101 should be explored. [SA Zone as amended by Ord. 223, Aug. 

24, 1982.] 

 

Lake Lytle Wetlands Area (W) 

[Zone included in SA Zone by Ord. 223, Aug. 24, 1982.] 

 

The East Rockaway Beach Residential Area [R] 

This area comprises a large portion of the City’s residential area east of US Highway 

101; it extends from S. 7th Avenue to N. 6th Avenue and from NE 12th Avenue to NE 24th 

Avenue. The area includes fairly large tracts of undeveloped land east of Crescent Lake. 

Development in these areas may be limited by the existence of steep slopes and wetlands. 

[East Rockaway Beach Residential Area, amended by Ord. 277, Aug. 29, 1990.] 

 

1. Densities in these areas are designated from 9 dwelling units per acre in the 

area zoned R-3 to 24 dwelling units per acre for multi-unit dwellings 

permitted as conditional uses in the R-2 area. Density limits do not apply to 

duplexes, triplexes, quadplexes, or cottage clusters in these areas. Maximum 

density for townhouses is 25 dwelling units per acre. [Policy 1, amended by 
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Ord. 277, Aug. 29, 1990; Am. by Ord. 2025-04, June 11, 2025] 

 

2. Riparian vegetation shall be protected by city riparian corridor regulations. 

Rockaway Beach will consider options in the future to adopt local standards to 

protect riparian corridors and wetlands, inventoried on the Rockaway Beach 

Local Wetland Inventory (LWI), consistent with Statewide Planning Goal 5 

which balance protection of these resources with community development 

objectives. [Policy 2, deleted by Ord. 277, Aug. 29, 1990.] 

 

3. [Policy 3, deleted by Ord. 277, Aug. 29, 1990.] 

 

4. [Policy 4, deleted by Ord. 277, Aug. 29, 1990.] 

 

5. Special consideration must also be given to development on steep slope areas 

to insure that landslide hazard and erosion is minimized. As part of the 

approval of a subdivision or planned unit development the planning 

commission may require that a grading and erosion control plan be prepared 

and implemented. [Policy 5, amended by Ord. 277, Aug. 29, 1990.] 

 

6. [Policy 6, deleted by Ord. 277, Aug. 29, 1990.] 

 

7. The City encourages the use of planned developments for the development of 

larger parcels in order to provide for the clustering of development as a means 

of minimizing the impact on sensitive areas such as steep slopes and wetland 

areas. [Policy 7, amended by Ord. 277, Aug. 29, 1990.] 

 

8. [Policy 8, deleted by Ord. 277, Aug. 29, 1990.] 

 

9. Multi-unit structures built closer to the downtown area should include 

dwellings for the elderly, who can benefit from proximity to the shopping 

areas. [Policy 9, Am. by Ord. 2025-04, June 11, 2025] 

 

10. [Policy 10, deleted by Ord. 277, Aug. 29, 1990.] 

 

Conditional Use Area (CU) 

[Conditional Use Area, deleted by Ord. 277, Aug. 29, 1990.] 

 

Twin Rocks Area 

[Twin Rocks Area, deleted by Ord. 277, Aug. 29, 1990.] 

 

Public Facilities Zone 

 

The Public Facilities Zone is intended to provide area for buildings and facilities that are 

owned and operated by the Federal, State, or local governments, public utilities, and special 
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districts which are used to provide governmental or public services. This zone also provides 

for school sites, public park and recreation facilities, natural areas, trails, wetlands, and 

similar types of open space owned and managed by local government, school district or 

special district. [Public Facilities Zone, added by Ord. 19-435, June 10, 2020.] 

 

Open Space, Scenic and Historic Areas and Natural Resources 

1. The City will protect the Nature Conservancy’s forested swamp site from 

incompatible uses through a special area wetlands designation. 

 

2. The City shall protect significant riparian corridors and wetlands as 

follow: 

A. The City has identified significant Goal 17 wetland areas adjacent to 

Crescent Lake, Lake Lytle, Clear Lake and Spring Lake. These wetlands 

will be protected by the City’s special area wetlands area designation. 

B. Other riparian corridors and locally significant wetlands shall be 

protected by city riparian corridor regulations. Rockaway Beach will 

consider options in the future to adopt local standards to protect riparian 

corridors and wetlands, inventoried on the Rockaway Beach Local 

Wetland Inventory (LWI), consistent with Statewide Planning Goal 5 

which balance protection of these resources with community development 

objectives 

C. However, wetlands that do not qualify as “significant” under 

Department of State Lands (DSL) administrative rules still require a 

permit from the US Army Corp of Engineers or the Department of State 

Lands before construction can begin. The City will establish a mechanism 

to ensure that appropriate state and federal permits are obtained prior to 

any site development activities in these wetlands. 

 

3. Indian cairns, graves and other significant archaeological resources uncovered 

during construction or excavation shall be preserved intact until a plan for 

their excavation or re-internment has been developed by the State Historic 

Preservation office. Upon discovery of any new archaeological sites, the City 

will address the Goal 5 requirements through a comprehensive plan 

amendment. [Open Space, et al, amended by Ord. 277, Aug. 29, 1990.] 

 

Rockaway Urban Growth Boundary Management Policies 

Description 

1. [Description 1, deleted by Ord. 277, Aug. 29, 1990.] 

2. The urban growth boundary is the area in which the City may provide full or 

partial services (sewer, water, police and fire protection), and the area in 

which annexations may occur in the next 20 years. Extension of services 

within the area is the decision of the city council, and is contingent upon the 
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ability of the services to support additional development. 

 

3. The city council and planning commission shall review the urban growth 

boundary as part of the periodic review of the comprehensive plan in order to 

make necessary changes and to account for changing conditions. [Description 

3, amended by Ord. 277, Aug. 29, 1990.] 

 

YEAR 2026 LAND NEED AND SUPPLY 

 

In accordance with Policy 3, and as documented in the Urbanization Report (pp. 6-4 to 6- 

5), Rockaway Beach has enough land within its urban growth boundary (UGB) to 

accommodate growth needs through the Year 2026: 

 

Table 6-5 shows total land demand for the 2007 to 2027 period. The results lead 

to the following findings: 

• Total land demand for all uses is estimated to be 108 gross 

buildable acres for the 2007-2027 period. 

 

• The City will need about 98 gross acres for residential uses 

between 2007 and 2027. Of this, 24 acres will be needed for 

primary homes of residents of Rockaway Beach and 74 acres will 

be needed for vacation homes under the high demand scenario. 

 

• The City will need about 8 gross acres for employment between 
2007 and 2027. 

 

• The City will need about 2 gross acres for public and semi-public 

uses between 2007-2027. 
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Table 6-5 Estimated total land need, 

Rockaway Beach UGB, 2007-2027 
 

Land Need 

Land Use (Gross Acres) 

Residential 
Primary homes  

Single-family detached 16.3 

Manufactured 5.2 

Condo/Townhomes 1.3 

Multifamily 1.2 
Sub-total – Primary homes 23.9 

Vacation homes (high demand) 
Single-family 

 
50.0 

Multifamily 23.5 

Sub-total – Vacation homes 73.5 
Subtotal – Residential 97.5 

 

 

Non-Residential (Employment) 
Retail Services 5.0 

Industrial 0.9 

Government 2.3 
Subtotal – Non-Residential 8.2 

Other (Public/Semi-Public 
Churches 1.9 

Fraternal 0.1 
Subtotal – Public/Semi-Public 2.0 

Total Land Need 107.6 
Source: ECO Northwest  
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Table 6-6 shows a comparison of estimated land need and land demand for the Rockaway 

Beach UGB between 2007 and 2027. The results lead to the following findings: 

• The City has a surplus of about 57 acres of residential land 

[including seasonal home need projected at the high demand 

scenario, which is unlikely.] 

 

• The City has a deficit of 4.4 acres of land for commercial uses. 

 

Table 6-6 Comparison of land need and land supply 

Rockaway Beach UGB, 2007-2027  

Land Supply  Surplus 

Land use type demand  2007 (deficit) 

Residential  99.4  156.4   57.0 

Commercial 8.2 3.7 (4.4) 

Total 107.6 160.1 (4.4) 
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In summary, Rockaway Beach has enough residential land to accommodate both year- 

round residential growth as well as seasonal units. The City appears to have a small 

deficit of commercial land. As noted in the economic development section of the plan, 

the City will meet the need for commercial land by expanding the commercial district 

east of Highway 101. Part of this need will also be met through redevelopment of existing 

commercial uses, and by requiring condominium developments to include ground floor 

commercial space. 

 

Procedure 

4. The land within the urban growth boundary but outside the City limits 

(including Nedonna and a portion of Twin Rocks) is considered to be a joint 

management area between the City and County. Tillamook County shall have 

responsibility for land use decisions in this area, including zoning, street 

improvements and standards, and subdivisions. However, the City and County 

will cooperate in regulating development through the urban growth boundary 

policies. 

 

5. Either jurisdiction initiating actions such as rezoning, subdivision, planned 

development, major sewer or water extensions or other major activities shall 

notify the other within 15 working days after receipt of the proposed activity. 

If additional time is required for a response, the jurisdiction in receipt of such 

a notice shall notify the other. This procedure shall apply to all actions within 

the urban growth boundary outside the city limits. 

 

Urbanization Criteria 

6. To preserve large parcels of land for future urban development, and to prevent 

premature and inefficient parcelization and development of the urbanizable land 

supply, new land brought into the UGA based on a demonstrated need consistent 

with state law, will remain in its County rural zoning classification until: 

 

a) the City determines that urban services are available and 

adequate to serve the subject property and support planned urban 

services, and 

b) the land is annexed to the City, and 

c) the land is zoned for urban development. 

 

6a. Pursuant to provisions in Goal 2, Land Use Planning, the City and 

County are required to have coordinated and consistent comprehensive plans, 

which establish an Urban Growth Boundary (UGB) and a plan for the Urban 

Growth Area (UGA) within the boundary. In addition, the City and County share 

a common concern regarding the accommodation of population growth and 

utilization of lands within the UGB and consider it mutually advantageous to 

establish an Urban Growth Area Management Agreement (UGAMA) for the 
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purpose of facilitating the orderly transition from rural to urban land uses within 

the City’s UGA. Therefore, the City and County currently have an UGMA and 

the City will work with the County to develop a revised UGMA which reflects 

more clearly the policies and strategies within the Rockaway Urban Growth 

Management Policies section of the comprehensive plan. 

 

7. Changes in the urban growth boundary must be done by amendment of 

the City and County comprehensive plans consistent with the Goal 14 

administrative rule (OAR 660, Division 024) and ORS 197.298 Priorities for 

urban growth boundary expansion. 

 

Coordination 

8. The Twin Rocks Sanitary District and the Nedonna Fire Protection District may 

be involved in major land use decisions, which affect their areas of influence. 

A. Coordination with the Twin Rocks Water District. The Twin Rocks Water 

District provides fire protection services (under contract with the City of 

Rockaway Beach) and street lighting services (under contract with the 

Tillamook County PUD) to an unincorporated area known as Twin Rocks. 

The City shall consult with the district prior to annexations within the district 

boundaries to coordinate public facilities and service planning; however, upon 

annexation, the annexed area shall be withdrawn from the district and the City 

will provide, or contract for, the services presently provided by the district. 

 

B. Coordination with the Twin Rocks Sanitary District. The Twin Rocks 

Sanitary District provides sanitary sewage services to the unincorporated areas 

known as Twin Rocks. The City shall consult with the district prior to any 

annexation proposal. In order to coordinate public facilities and services 

planning. In the plan formulation process, it was evident that the sanitary 

district was concerned, lest the premature withdrawal of territory from the 

district upon annexation to the City be untimely and otherwise result in 

adverse financial consequences for the district. In order to accommodate the 

district as far as possible, the City shall: 

 

(1) Consult with the district before acting upon any proposed 

annexation of territory served by the district to determine whether 

annexation should be accompanied by a withdrawal of territory 

from the district. 

 

(2) If there be no proposal for withdrawal accompanying 

annexation, the district shall continue to provide sanitary sewage 

services to its service area, including that area annexed. 

 

(3) If there be a proposal for withdrawal accompanying 

annexation or shortly after annexation, the City and the district 

Ordinance 2025-04 - Exhibit C



Rockaway Beach Comprehensive Plan 34 
 

shall consider the respective ability of each other to provide 

sanitary sewage services, the economic, social , environmental and 

energy consequences of withdrawal to the City, the district, and the 

area proposed to be annexed, and the plant and line capacities of 

the city and district systems. 

 

(4) The City and the district recognize the need for coordinating 

Planning for Public facilities and services and the need for 

attendant fiscal security. This will occur at the time of periodic 

review. [Policy 9(B) (4), amended by Ord. 277, Aug. 29, 1990.] 

 

C. The city shall coordinate major land use actions with the Twin 

Rocks Sanitary District, Twin Rocks water district, or Nedonna Fire 

Protection District if such actions would affect their provision of services 

to their service areas. [9.C added by Ord. 204, Apr. 28, 1981.) 

 

Extension of Services – Conversion Factors 

9. City services are an integral part of the City/County urban growth management 

strategies with extension of these services guided by the following: 

 

A) The City and County shall not authorize urban levels of development without 

the provision of necessary urban services (public water and sewer services, storm 

drainage and urban streets) to support planned levels of development. Rural levels 

of development, sited without services on urbanizable land, shall be sited in such 

a way as to not interfere with urban levels of development and services when 

conversion from urbanizable land to urban lands occurs. Shadow platting and 

other conversion tools can be used to help satisfy this provision. 

 

B) Proposed annexation areas must demonstrate that sufficient urban services are 

available or will be installed in conjunction with any land development. 

 

C) The City and County shall require property owners and/or developers to pay 

their fair share of the cost of extending community services to their property and 

to pay for or build necessary on site public facilities and site improvements. 

 

9a. It is anticipated that the City of Rockaway Beach and Tillamook 

County will cooperate in managing the urban growth area to maintain the 

potential for planned urban development on urbanizable lands until the land is 

converted to urban land. The following guiding principles will apply: 

 

A) The City/County will require provisions of urban services to residential, 

commercial, and industrial lands as these lands are urbanized. Lands adjacent to 

the City limits are generally preferred for service over areas on the fringe (near 

the UGB) so that services are extended in a logical and orderly fashion. 
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B) Conversion of this urbanizable land to urban development generally should 

occur once public facilities and services are available and adequate to serve urban 

levels of development and the land is annexed into the City and zoned for urban 

development. The City and County, in managing land within the urbanizable and 

unincorporated portion of the Urban Growth Area may adopt language, if 

necessary, within its land use ordinance consistent with this provision. 

 

C) The following definitions are associated with the urban growth management 

policies and strategies above: 

Urban Level of Service/Development: Urban Level of Development is 

development which generally requires supporting full urban services, as 

indicated above, to be capable of reaching development levels planned for 

within the City of Rockaway Beach Comprehensive Plan. Any proposed 

subdivision partition shall be required to be developed with full urban 

services (i.e., public water and sewer, urban streets and adequate storm 

drainage facilities.) 

 

Urban Lands: Lands inside the City of Rockaway Beach Urban Growth 

Boundary for which sewer and water services are available and capable of 

supporting planned levels of development, including associated open 

space and unbuildable land. 

 

Urbanizable Lands: Land inside the City of Rockaway Beach Urban 

Growth Boundary that is designated for urban development for which 

sewer and water services capable of supporting planned development are 

not available. 

 

Justification for the Rockaway Beach Urban Growth Boundary 

1. The justification for the Rockaway Beach Urban Growth Boundary (UGB), 

previously found in the Comprehensive Plan Background Report is found in 

Appendix 2. 

 

Housing Element 

The state-wide goal applicable to this plan element is: “To provide for the housing needs 

of citizens of the state.” 

 

The housing needs of Rockaway Beach differ from communities elsewhere primarily 

because of its coastal location, its lack of industry other than tourism, and its size. 

Rockaway Beach is a resort area, with approximately 65 percent of its housing used on a 

weekend or vacation basis. A large percentage of its permanent residents, about 30 

percent, are senior citizens, which is typical of communities in the coastal area. The 

major housing needs of the City are basically two-fold: 
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1. Housing for low-income workers employed by tourist-oriented businesses, 

and 

2. Housing for low-income senior citizens. 

 

The City’s housing strategy is to: 

 

• Permit development on smaller lots, 5,000 square feet; 

 

• To permit development of middle housing and multi-unit dwellings 
throughout most of the City; 

 

• To encourage higher densities for middle housing and multi- unit 

development; 

 

• To permit manufactured dwellings on individual lots in some zones; and 

 

• To designate zones that provide manufactured dwelling subdivisions and 

manufactured dwelling parks. 

 

[Housing strategy amended by Ord. 2025-04, June 11, 2025.] 

 

The City has also encouraged the development of low cost federally subsidized land in 

conjunction with the school district. Up to the present time, housing development in the 

City has mostly been in the form of single-family dwellings. 

 

Revised Housing Needs Analysis (2007) 

In 2007, the City revised its housing needs analysis based on work completed by 

ECONorthwest. The Urbanization Report (p. 4-23) summarizes the results of the 2007 

Housing Needs Analysis as follows: 

Table 4-15 shows the forecast of new dwelling units and land need by type. The 

historical residential mix was 73% single-family, 18% manufactured (mobile home), and 

9% multiple family. The needs analysis forecasts a higher level of multifamily housing 

production and shifts the housing split to 80% single-family types [including 

manufactured homes] and 20% multifamily types for residents. Rockaway Beach already 

allows for relatively high density housing; development on small lots, typically 5,000 

square feet for single-family dwellings, 3,500 square feet for duplexes, and 1,750 square 

feet per unit for multifamily dwellings. The needs analysis also forecasts increasing 

densities for all types of housing. These increases are based on national, state, and 

regional trends of building on smaller lots and increased need for multifamily housing. 

The forecast indicates that Rockaway Beach will need about 19 net residential 

acres, or about 24 gross residential acres to accommodate new housing for residents 

between 2007 and 2027. 
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Table 4-15. Forecast of needed new dwelling units and land need by type, 

Rockaway Beach, 2007-2027  

Density Net to Gross Density 

New (DU/net) Net Res. Gross  Res. (DU/gross 

Housing Type DU Percent res ac) Acres Factor Acres res. Ac) 

Single-family 
Single-family  

detached 98 60% 8.0 12.3 25% 16.3 6.0 

Manufactured 33 20% 8.0 4.1 20% 5.2 6.4 
Subtotal 131 80% 8.0 16.4  21.5 6.1 

Multifamily 
Condo/Townhomes 

 
16 

 
10% 

 
15.0 

 
1.1 

 
15% 

 
1.3 

 
12.8 

Multifamily 16 10% 15.0 1.1 10% 1.2 13.5 
Subtotal 32 20% 15.0 2.1  2.4 13.1 

Total 163 100% 8.8 18.5  23.9 6.8 

 

Coastal Vacation (Second or Seasonal) Homes 

A major issue faced by northern coastal communities is accommodation of second homes 

used primarily for recreational and income purposes. The Urbanization Report (pp. 4-10 

to 4-12) looked carefully at this issue and reported the following: 

 

“Rockaway Beach has a large number of homes that are used seasonally or 

recreationally. About half of Rockaway Beach’s 1,600 homes were vacant for 

recreational or seasonal reasons during the 2000 Census….The Tillamook County 

Assessor’s data suggests that the majority of recent building activity in the City has 

been for seasonal housing….The challenges that Rockaway Beach faces as a result of 

the vacation and second homes include: 

 

• Housing is less affordable to people living within Rockaway Beach. The City’s 

average wage is lower than the state average. People who can afford to purchase a 

second home can afford to pay more for housing than many people working in 

Rockaway Beach. 

• Dense multifamily residential developments are being built in the commercial 

zone. Rockaway Beach allows residential development in land zoned for 

commercial use. The high value of housing for seasonal and recreational purposes 

has resulted in redevelopment of properties in the commercial zone from 

commercial to residential uses. 

• Owners of vacation and second homes may be less likely to be directly engaged in 

the community than full-time residents. People living in Rockaway Beach may be 

more involved with community activities and concerns than owners of second 

homes, resulting in less engagement on the part of a significant share of property 
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owners. 

The benefits of the large share of seasonal and recreational housing are predominantly 

economic in nature. Second homeowners and tourists are likely to patronize retail and 

commercial businesses in Rockaway Beach, such as stores and restaurants. In 

addition, property owners pay property taxes, which fund City services that they 

probably use less frequently than full-time residents.” 

 

The Urbanization Report (p. 4-22) projects that second and vacation homes will account 

for half of future new home construction in Rockaway Beach: 

 

“Table 4-14 presents a forecast for seasonal housing units for Rockaway Beach 

for 2007 to 2027. This forecast is based on the assumption that seasonal housing will 

continue to account for 50% of the housing stock in Rockaway Beach, as it did in 2000. 

This forecast also assumes that seasonal housing units will be developed at a greater 

density than housing for year-around residents, with a mix of 50% multifamily dwellings. 

 

Table 4-14. Forecast of seasonal units, 

Rockaway Beach, 2007-2027  

Low High 

Vacation homes Mix demand demand 

Single-family 50% 175 600 

  Multifamily 50% 175 600 

Total 100% 350 1200 
Source: ECONorthwest 

 

The high level of uncertainty in the demand for seasonal housing means that it is possible 

that this forecast for seasonal housing may be inaccurate. If development trends from 

2005 and 2006 continue over the planning period, with more than 100 permits issued 

annually, the 20-year demand for seasonal housing could be as much as 1,200 dwellings. 

This scenario represents a possible, if somewhat unlikely, future for Rockaway Beach. 

The City can set policies that limit or encourage seasonal housing development.” 

 

The Urbanization Report (p. 4-24) also projects how much buildable land is likely to be 

consumed by vacation or “seasonal” homes over the 20-year planning period: 

 

“Table 4-16 shows a forecast of land needed as a result of demand for seasonal 

housing from 2007 to 2027… . The estimated buildable land need is between 21 and 74 

gross residential acres. 
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Table 4-16. Forecast of demand for seasonal housing and land need by type, 

Rockaway Beach, 2007-2027  

Low Demand High Demand 

 
Vacation homes 

 
Mix 

Density 

(DU/gross) 
res ac) 

 
Dwellings 

Gross 

Res Acres 
 
Dwellings 

Gross 

Res 
Acres 

Single-family 50% 6.0 175 29.2 600 100.0 
Multi-family 50% 12.8 175 13.7 600 47.1 

Total 100% 8.16 350 42.9 1200 147.1 
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Redevelopment 

Assumptions 

Percent of units 50% 50% 

Vacant acres needed 21.4 73.5 
Source: ECONorthwest 

 

The Urbanization Report (p.6-5) determines that Rockaway Beach has 157 gross 

buildable residential acres. Even under the “high demand” scenario, the existing UGB has 

more than sufficient land to accommodate project needs for year-around and seasonal 

dwellings. 

 

The following policies are meant to anticipate the needs for housing in Rockaway Beach, 

using public and private resources. Emphasis is placed on housing for the low and 

moderate income, primarily because it is the most difficult to provide in today’s housing 

market. It is a basic goal of the plan to allow flexibility in the location and density of this 

type of housing. [Housing Element, amended by Ord. 277, Aug. 29, 1990.] 

 

Policies 

1. The City shall support all efforts to provide low or moderate income housing 

in and around Rockaway Beach, and shall cooperate with the Tillamook 

County Housing Authority, and Northwest Oregon Housing Association. 

 

2. The Land use Element of the comprehensive plan and the zoning ordinance 

shall designate areas within the City where multifamily dwellings may be 

located, and where mobile home parks may be developed. It is assumed that 

low cost multi-family housing developed with public or private financing can 

be located anywhere other multi-family housing is allowed. 

 

3. [Policy 3, deleted by Ord. 277, Aug. 29, 1990.] The City shall designate 

sufficient buildable land within the UGB to meet housing needs identified in 

the Urbanization Report (ECONorthwest, June 2007). Approval standards for 

needed housing shall be clear and objective, as required by state statute and 

the Goal 10 (Housing) administrative rule. 

4. Manufactured dwellings shall be permitted in areas zoned for single-family 

dwellings, subject to clear and objective design standards. [Policy 4, amended 

by Ord. 277, Aug. 29, 1990.] 

 

5. Federal and state housing programs should be used to upgrade the existing 

housing in Rockaway Beach and to provide new dwellings. 

 

6. The City shall review the impacts of vacation rentals on the demand for public 

facilities and services, neighborhood identity and community, and the City’s 

tax structure. [Policy 6, deleted by Ord. 277, Aug. 29, 1990.] 
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7. The City shall review potential impacts on buildable residential lands resulting 

from implementation of riparian corridor and wetland protection 

measures.[Policy 7, deleted by Ord. 277, Aug. 29, 1990.] 

 

8. Housing development shall be located within the urban growth boundary 

established in this plan to insure that efficient, logical extensions of urban 

services such as sewerage, water, roads and fire and police protection will 

adequately serve new development. 

 

9. Street, sidewalk and other development and subdivision improvement 

standards should be realistically sized so as to not add undue costs to housing 

development. Street widths and paving techniques should reflect the density 

of development, the projected traffic loads, whether the development will be 

permanent or vacation use, and the character of the surrounding streets. 

 

10. Housing information, projections and needs and the buildable lands inventory 

must be continually reviewed and, where necessary, updated. The 2007 

Housing Needs Analysis prepared by ECONorthwest is adopted as part of the 

comprehensive plan and supersedes previous housing needs analyses. 

 

11. Efforts must be made through zoning, enforcement of the building code and 

other ordinances to repair, and where necessary, remove dilapidated structures 

in the City. 

 

12. The City shall encourage the development of middle housing in its residential 

zones. 

 

 

Transportation Element 

The statewide goal applicable to this plan element is: “To provide and encourage a safe, 

convenient and economic transportation system.” 

 

The size, geography and location of Rockaway Beach obviously limit the variety of 

transportation types available to residents and visitors. The automobile is the predominant 

form of transportation, but pedestrian and bicycle traffic, especially in the summer tourist 

season, must be considered as an important part of the overall transportation system. 

Limited public transportation is available in Rockaway Beach. Twice daily commercial 

bus service connects Rockaway Beach with other cities, and a bus system for the elderly 

has been established in Tillamook County to improve transportation access for that 

segment of the population. 

 

Although a Port of Tillamook Bay rail line extends through the City, there are no rail 

freight or passenger facilities in Rockaway Beach. In the early part of the century, rail 

service was the most important means of access to the City, for both the summer 

recreation trade and for goods. 
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This plan element is intended to provide policies concerning all forms of transportation in 

the City, including street construction and improvement, motor vehicle, bicycle and 

pedestrian circulation, parking and the special needs of the elderly and the handicapped, 

in order to promote an efficient, safe and balanced transportation system. Only by 

addressing the need for different forms of transportation can reliance on the automobile 

be decreased and some measure of energy conservation take place. Conservation of 

energy resources can also be aided by limiting the width of pavement in street 

construction, and by encouraging cluster or higher density. 

 

Circulation 

1. Pedestrian and bicycle needs should be considered in all proposed street 

construction and in the improvement of existing rights-of-way, in order to 

increase safety and encourage the use of non-automobile transportation. 

 

2. Construction of streets and roads in steep hillside areas should follow contour 

lines and natural topography wherever possible to minimize the danger of 

slides. [Policy 2, amended by Ord. 277, Aug. 29, 1990.] 

 

3. Street and road construction should include provisions for drainage unless it is 

an area to be served by the City drainage system. Drainage in steep areas 

should not introduce storm runoff into the ground (except in culverts) and 

thereby increase the danger of landslides. Culverts shall be included in road 

projects where heavy runoff could cause erosion or slumping of the road bed. 

 

4. Streets constructed by private developers must meet all applicable City 

standards before acceptance into the city street system. [Policy 4, amended by 

Ord. 277, Aug. 29, 1990.] 

 

5. [Policy 5, deleted by Ord. 277, Aug. 29, 1990.] 

 

6. [Policy 6 deleted by Ord. 277, Aug. 29, 1990.] 

 

7. Street categories in Rockaway are depicted in Rockaway Beach Technical 

Standards and are hereby incorporated by reference. 

 

 

8. In areas of steep topography or other unusual circumstances, the planning 

commission may waive the street standards in order to minimize slide or other 

hazards, especially the street width requirements. (On-street parking should be 

banned where necessary, with additional off-street parking required to 

compensate for it.) 

 

9. [Policy 9, deleted by Ord. 277, Aug. 29, 1990.] 
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10. The City will cooperate with the State Department of Transportation in 

developing any major improvements to US Highway 101. Any major 

improvements shall give consideration to the following: 

 

A. The enhancement of vehicular and pedestrian access across US 

Highway 101; 

 

B. The maintenance or “improvement of parking facilities along US 

Highway 101; 

 

C. The provision of appropriate landscaping; and 

 

D. The minimization of short-term disruptions of downtown business and 

an enhancement of the long range viability of the downtown area. 

[Policy 10, added by Ord. 277, Aug. 29, 1990.] 

 

 

 

 

Parking 

Parking needs in Rockaway are obviously most severe during the summer tourist season. 

The state Highway Division provides a wayside parking lot to provide access to the beach 

and the downtown area, but parking problems persist in the downtown area. The City has 

established a long narrow parking lot between US Highway 101 and the Southern Pacific 

railroad tracks between Nehalem Avenue and S. 3rd Avenue separated from the highway 

by a curb. 

 

 

Special Transportation Needs 

1. Sidewalks should be constructed along all heavily traveled streets, including 

US Highway 101. The state Highway Division should be encouraged to 

provide a sidewalk on the east side of the highway from S. 3rd Avenue to S. 

Stark Street. 

 

2. Pedestrian crosswalks across US Highway 101 should be clearly marked and 

defined with devices such as pedestrian refuges and curbside islands. 

 

3. Beach access should be made as easy as possible for all residents and visitors. 

The City should construct or maintain accesses where necessary to insure that 

persons of limited mobility, such as elderly and handicapped persons, can get 

to the beach. 
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4. The City should consider placing wheelchair ramps at key points in the 

downtown area. These ramped curbs would also be of value to people using 

walkers and those with poor walking ability. 

 

5. The Tillamook County special bus service for the elderly program should be 

well-publicized. At present it serves Rockaway Beach with regular stops. The 

possibility of constructing stop shelters should be investigated. These could 

also be used by school children and passengers on the commercial inter-city 

buses. 

 

Parks and Recreation 

[Title, amended by Ord. 277, Aug. 29, 1990.] 

 

The state-wide goals applicable to this plan element are: “To encourage open space and 

protect natural and scenic resources. To satisfy the recreational needs of the citizens of 

the state and visitors.” 

 

This element of the Comprehensive Plan is intended to describe the parks, recreational 

facilities, and open space in the Rockaway Beach area, evaluate the availability of such 

areas, and maintain and expand such areas, in keeping with the appropriate state-wide 

goals. 

 

The City of Rockaway Beach is naturally endowed with various types of undeveloped 

land suitable for recreation. The beach and forest lands, the ocean, bays and rivers in the 

area afford residents and visitors a wide variety of opportunities for both active and 

passive outdoor recreation. Strolling on the beach, stalking elk in nearby forests, fishing 

or boating on Lake Lytle, or swimming in other City lakes are some of the recreation 

possibilities. These natural recreation opportunities constitute the base of the Rockaway 

Beach economy. 

 

Recognizing the scenic and recreational value of the coast, the state of Oregon long ago 

took steps to insure that the beach itself would remain a recreational resource available to 

the public. In 1915, Governor Oswald West declared the ocean beach to be a state 

highway, thus assuring free access to the waterfront. In 1967, the beach was declared a 

state recreation area. It has been state policy since that time to provide access to the beach 

and other state-owned recreational areas, and it is anticipated that the policy will be 

continued. The state Highway Division uses state revenues and federal funds to acquire 

and develop these access points. 

 

It is a basic philosophy of the land use plan that, where dwellings are close to the beach, 

such as the land west of US Highway 101, less lot area is required. This is in recognition 

that the beach and ocean provide great amounts of open space and recreation 

opportunities to the residents in these areas. 
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Recreation opportunities are needed for residents of the City’s neighborhoods. The City 

Park is undeveloped, the ball field at the school has fallen into disrepair, and the 

downtown has no outdoor areas at present for people to sit and relax. A small park has 

been developed around the City Hall building with funds from the US Bureau of Outdoor 

Recreation. 

 

Policies 

1. The planning commission shall work closely with the state or county parks 

departments early in the design stage to assist in planning park developments 

in the urban growth boundary. The City will cooperate with the state Parks 

Division in any planning for the upgrading of the Manhattan Beach Wayside 

and restroom improvements at the Rockaway Beach state Wayside. [Policy 1, 

amended by Ord. 277, Aug. 29, 1990.] 

 

2. Existing public ownership, rights-of-way and similar public easements, which 

provide access to the ocean beaches or coastal lakes in Rockaway Beach shall 

be retained or replaced, if sold, exchanged or transferred. Rights-of-way may 

be vacated to permit redevelopment provided public access across the affected 

site is retained. [Policy 2 as amended by Ord. 223, Aug. 24, 1982 and Ord. 

277, Aug. 29, 1990.] 

 

3. Beach accesses of both the state and City should afford access to elderly and 

handicapped people. 

 

4. Review of county and state park development should encourage maintenance 

of natural vegetation, prevention of water or wind erosion, good traffic 

circulation, design of restrooms or other structures to be as unobtrusive as 

possible, and should be in harmonious design with the surrounding 

environment. 

 

5. The plan recognizes the state waysides and the state controlled beach as 

significant open space resources to the area. 

 

6. Local groups such as the volunteer fire department, fraternal organizations 

and the local National Guard unit should be encouraged by the City to 

participate in development of existing parks. Playground equipment, sanitary 

facilities, picnic areas and landscaping are needed. 

 

7. Preservation of open space shall be encouraged through the use of the cluster 

development concept in land development. Small play areas, parks and other 

recreational facilities should be incorporated in cluster developments and 

subdivisions for the benefit of their residents. 

 

8. [Policy 8, deleted b y Ord. 277, Aug. 29, 1990.] 
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9. [Policy 9, deleted by Ord. 277, Aug. 29, 1990.] 

 

10. The City shall identify and provide adequate parks and recreation 

opportunities for its citizens. 

 

11. Land that becomes available for public ownership through tax foreclosure or 

other means shall be considered for potential park, open space or recreation 

use, especially in the areas around Lake Lytle and Crescent. 

 

12. [Policy 12, deleted by Ord. 204, Apr. 28, 1981; and Ord. 277, Aug. 29, 1990.] 

 

13. [Policy 13, deleted by Ord. 277, Aug. 29, 1990.] 

 

14. [Policy 14, deleted by Ord. 277, Aug. 29, 1990.] 

15. The City recognizes the Oregon Coast Hiking Trail along the beach and the 

Oregon Coast Bicycle Trail along US Highway 101 as important recreation 

opportunities for visitors and residents of the area. These resources shall be 

protected. 

 

16. [Policy 16 as amended by Ord. 204, Apr. 28, 1981; and deleted by Ord. 277, 

Aug. 29, 1990.] 

 

Public Facilities and Services 

The Public Facilities Plan contains an assessment of the sewer, water and storm drainage 

systems, with improvements projected, including a capital improvements program. Policy 

statements concerning sewer and water systems are found in Ordinance Nos. 93-297 and 

06-399 respectively. 

 

General policies and recommendations on each public system are as follows: 

 

Sewerage System 

(See map 11, following pages) 

 

1. Costs of extension of the sewer system should generally be borne by those 

requesting service. This can be accomplished by the property owner or 

developer paying for the extension, or by the formation of a local 

improvement district (LID) for the purpose. 

 

2. Extension of sewer lines should consider the capacity of the treatment facility, 

and the costs to the City versus anticipated benefits. Sewer services should be 

provided only if there is adequate treatment capacity available, or if there 

would be capacity provided within one year from the installation of the sewer 
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services as certified by the city Engineer or the Department of Environmental 

Quality. 

 

3. Sewer service shall not be provided to those areas outside the City. 

 

Water System 

(See map 1.0, next page) 

 

1. Water system extensions will be considered only for those areas inside the 

Rockaway Beach. Urban Growth Boundary [Policy 1, amended by Ord. 277, 

Aug. 29, 1990.] 

 

2. The City may attach any conditions to the extension of sewer or water lines 

concerning the development (or non-development) of properties along the 

length of extensions, based on physical features of the land, density 

requirements, development limitations, and other considerations. 

 

Schools 

1. The City and School District should jointly develop sports and recreation 

facilities that could benefit each other, such as tennis courts at the high school, 

or a ball field next to the administration building. [Policy 1, amended by Ord. 

277, Aug. 29, 1990.] 

 

2. [Policy 2, deleted by Ord. 277, Aug. 29, 1990.] 

 

3. [Policy 3, deleted by Ord. 277, Aug. 29, 1990.] 

 

4. The school district should consult the city planning commission prior to the 

development or disposition of any land or buildings in the City or on its 

fringe. [Policy 4, amended by Ord. 277, Aug. 29, 1990.] 

 

Solid Waste Disposal 

The City’s solid waste is trucked to the Nehalem Bay transfer station. The City is 

cooperating with Tillamook County’s efforts to improve the recycling of solid waste. 

[Solid Waste Disposal, amended by Ord. 277. Aug. 29, 1990.] 

 

Police Service 

The City presently maintains a police force of three full-time officers. The City also has a 

mutual aide agreement with Tillamook County’s Sheriff Department who also furnish 

police services outside the City and in the urban growth boundary. [Police Service, 

amended by Ord. 277, Aug. 29, 1990.] 
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Fire Protection and Ambulance Service 

The City maintains a volunteer fire department, and contracts with surrounding areas 

such as Twin Rocks and Nedonna Beach. Full ambulance service is provided by the 

Tillamook County General Hospital which has state approved equipment and personnel. 

[Fire Protection and Ambulance Service, amended by Ord. 277, Aug. 29, 1990.] 

 

Public Buildings 

1. [Policy 1, deleted by Ord. 277, Aug. 29, 1990.] 

 

2. [Policy 2, deleted by Ord. 277, Aug. 29, 1990.] 

 

 

 

 

 

 

 

Senior Citizen Services 

The City supports a Rockaway Senior Citizens Center and a nutrition program. The City 

has and should continue to demonstrate its commitment to this large segment of the 

town’s population. [Senior Citizens Services, amended by Ord. 277, Aug.. 29, 1990.] 

 

Health Services 

1. [Policy 1, deleted by Ord. 277, Aug. 29, 1990.] 

 

2. [Policy 2, deleted by Ord. 277, Aug. 29, 1990.] [Health Services provisions as 

amended by Ord. 204, Apr. 28, 1981; and Ord. 277, Aug. 29, 1990.] 

 

3. The city provides facilities for a public health clinic sponsored by the 

Tillamook County Health Department. 
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