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August 19, 2025 

Via e-mail only to cityplanner@corb.us 

The Mayor and Councilors 

City of Rockaway Beach 

PO Box 5 

Rockaway Beach, OR 97136 

Re: Remand of Nedonna Development for Phase 2 PUD approval 

City file # Remand-25-1 

Our File No.: 5701.001 

Dear Mayor McNeilly and Councilors: 

I’m submitting this letter on behalf of Anna Song and Nedonna 

Development, LLC, in response to the remand of the Phase 2 development of 

Nedonna Wave, now before the City Council, and to specifically address the 

location of the R-1 and SA zones on the property. 

LUBA remanded this application to you to consider two questions.  The 

first question is to identify the boundaries of the R-1 and SA zones at the property, 

and more generally how the city sets the boundary between the R-1 and the SA 

zones.  The second is to determine whether the city code requires the recipient of 

an approval for a phased planned unit development (PUD) who completes the first 

phase on time to begin the second and subsequent phases within any particular 

time period. 

Nedonna Development suggests that the answer to the first question is that 

the city sets the boundary of the SA zone for a particular property when an 

applicant first proposes to develop the property, based on a wetlands delineation 

at the time.  In this case, the city set the boundary of the SA zone on the Nedonna 

Development property when it accepted the wetlands delineation for the PUD in 

2008, and that boundary remains the boundary for the PUD and the property. 

The answer to the second question is that if the developer of a phased PUD 

plats the first phase within the time the code allows, then the code does not place 

any time limit on when the developer must complete the second and any later 

phases.  You may decide as a matter of policy that you want to change the code 
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for future PUD applications.  In this case you are bound by the code as it existed 

when Nedonna Development received its PUD approval. 

The applicant is proposing to place the lots in Phase 2 entirely within the 

areas that the city approved for residential development in Phase 1.  Accordingly, 

the city should approve Phase 2. 

I. History

In 2007 Nedonna Development applied to the city to build a 28-lot planned

unit development in one phase.  In February 2008 the city approved the 

preliminary plan and imposed the condition that Nedonna Wave complete all 

improvements within one year, unless the city granted an extension. 

Later in 2008 Nedonna Development applied to modify the approval to 

allow it to construct the PUD in two phases, composed of 8 lots in Phase 1 and 20 

lots in Phase 2.  The city granted the approval and amended the zoning map to 

designate the entire property as “PUD.”  

Within the year after the city approved the PUD, Nedonna Development 

built all of the utilities for both phases, all of the streets for Phase 1, and most of 

the streets for Phase 2.  The city approved the final plat of Phase 1.  Phase 1 

included the 8 lots and also included Tracts A, B, and D as common area and 

Tracts C, E, F, and G for future development.  Tract C was later developed as 

Partition Plat 12-02. 

In 2024 Nedonna Development applied to modify the PUD approval, 

adjust some lot boundaries within the previously approved area, and build the 

remainder of the PUD in a Phase 2 and a Phase 3 instead of entirely in Phase 2.  

The city approved most of the lot modifications and denied the request to split 

Phase 2 into two subphases.  Ocean Shores Conservation Coalition appealed the 

city’s approval to the Land Use Board of Appeals.  In July 2025 LUBA remanded 

the case to the city on two specific issues.  First, do the approved lots in Phase 2 

extend into the SA zone?  Second, did the PUD approval expire because Nedonna 

Wave did not complete all of the Phase 2 improvements within one year after the 

city approved the request to build the PUD in phases? 

II. When the Nedonna Wave Final Plan was approved all 28 proposed

lots were within the R-1 zone, and they are therefore within the R-1

zone today.

The city’s zoning code contains three relevant provisions.  RBZO §2.050

states that “Unless otherwise specified, zone boundaries are section lines, 

subdivision lines, lot lines, center lines of street or railroad rights-of-way, or such 

lines extended.” 
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RBZO §3.080(1) describes the purpose of the Special Area Wetlands (SA) 

zone as being “to conserve significant freshwater wetlands and the shoreland and 

aquatic environment of Rockaway Beach’s lakes.”  RBZO §3.080(5) states how 

the city determines the boundaries of the SA zone: “At such time that a 

development is proposed in the vicinity of an area designated Special Area 

Wetlands, the City may require an investigation to determine the exact location 

of the zone boundary.  The site investigation shall be performed by a qualified 

agent such as a biologist from the U.S. Army Corps of Engineers or the Division 

of State Lands.”  

In 2007 Nedonna Development submitted a wetlands delineation for its 

entire parcel.  In 2008 the city approved the delineation, the PUD plan, and the 

plat of Phase 1 that relied on the delineation.  Phase 1 included a Tract A identified 

as common area and that consisted entirely or nearly entirely of delineated 

wetlands.  Because the presumption is that zone lines follow lot lines, the city’s 

2008 approval of the PUD plan and Phase 1 sets Tract A within the SA zone. 

The applicant today is not proposing any residential development within 

Tract A. 

In 2008 the city approved Lots 1 to 8 for present development and the 

areas identified as future lots for future residential development.  Almost all of 

Tract G and about half of Tract F were identified as areas for future lots. Because 

the presumption is that zone lines follow lot lines and the  SA zone does not allow 

residential development, the city’s 2008 approval of the PUD plan sets the areas 

for future phases (outlined in yellow on Exhibit 8) outside the SA zone and within 

the R1 zone.   

The city made that determination in 2008 and it has become final.  Those 

areas are outside the SA zone.  Jackson Street, having been approved and 

dedicated as a public street, is equally outside the SA zone. 

The record contains ample evidence that in 2008 the city considered the 

areas approved for building lots to be zoned R-1 and not SA. 

First is that the entire Nedonna Wave site before development was 

delineated in 2006 as containing 1.858 acres of wetlands.  As part of the overall 

project Nedonna Development filled 0.332 acres of wetlands and created 0.509 

acres of new wetlands in mitigation, resulting in total wetlands of 2.035 acres.  In 

approving #SPUD 07-19 the city a slightly higher figure: the city’s decision states 

that 2.33 acres was zoned SA and 3.9 acres was zoned R-1.   Exhibit 1 at pg. 5.  

Consistent with RBZO §3.080(5), the city further indicated that the 

location of the SA zone was determined by a wetland delineation and survey 
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which was verified by the Oregon Department of State Lands (“DSL”) on August 

1, 2006.  Id.  Throughout the application process of #SPUD 07-19, the city 

consistently noted the development zones on the property, their respective 

acreages, and how the location of the SA zone was determined.  Exhibit 1 at pg. 

1, 3, 5, 8, 10, 23, & 31. 

The 2006 wetland delineation, verified by DLS, showed the bulk of the 

wetlands located in middle of the property with an overall 1.858 acres of wetlands 

on the property.  Exhibit 2.  In order to create lots within large parcels of R-1 

property and to conserve tracts of contiguous SA property, the applicant submitted 

a joint application to the US Army Corps of Engineers (“CoE”) and DSL to 

excavate and fill 0.332 acres of wetland.  This would allow for the construction 

of roadways, the placement of residential lots in accordance with density 

requirement, and create contiguous wetland areas for preservation.  In approving 

the removal-fill permit (“RF-36702”), Nedonna Development was required to 

create approximately 0.51 acres of wetland to be consolidated for permanent 

preservation.  This resulted in an increase in overall wetlands and SA zoned land 

on the property from 1.857 acres to 2.33 acres and shifted the location of the SA 

zone boundary.  As a result of the wetlands delineation and RF-36702, all 28 

residential lots would be placed outside of the wetlands and the SA zone.  Exhibit 

3. This city submitted findings to this effect when it approved the final plan for

the Nedonna Wave PUD in 2008.1  Exhibit 1 at pg. 10.

Tract A, the common area from Phase 1, is indicated as 1.42 acres on the 

current tax map, which means that Phase 2 contains at most 0.91 acres of land 

zoned SA.  The two small areas of delineated wetland along Riley Street next to 

Lots 9 and 14 are perhaps 2,000 to 2,500 SF together, or about 0.05 acre.  If all of 

the remaining 0.86 acres of SA land is in Tract F (a tract to be subdivided in Phase 

2), which is 1.73 acres, then Tract F contains 0.87 acres of R-1 land.   If less than 

all of the remaining SA land is in Tract F and the two slivers along Riley Street, 

then Tract F contains more than 0.87 acres of R-1 land. 

Thirteen of the residential lots in Phase 2 are within Tract F.  Those are 

lots numbered from 10 to 22.  Their areas total 37,444 SF, which is 0.86 acre, less 

than the minimum 0.87 acre of R-1 land that must exist within Tract F. 

It’s therefore consistent with the record and the city’s 2008 decision to 

find that the 13 lots within Tract F are zoned R-1 because of the 2008 decision, 

and are eligible for residential development. 

1The City would not have issued final approval for the PUD if any of the proposed residential 

development were within the SA zone because the SA zone does not allow any residential use 

within the zone. 
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III. The overall location of the proposed residential lots has not changed

and neither has the wetland boundary.

a. This application does not change the area where residential lots

are to be placed.

This application only seeks to modify prior approvals in the number of 

residential lots to be developed and their configuration.  These lots continue to be 

in the same area as proposed in the 2008 final plan approval.  Comparing the site 

plan maps submitted as part of the 2008 approvals to the tentative plans submitted 

as part of this application illustrates that this is the case.  Compare Exhibit 4 to 

Exhibit 5.  The only notable changes are the reconfiguration of lots to allow for 

the two additional proposed lots within the area that the City previously approved 

for residential development.  These changes are: 

1. Splitting the lot numbered Lot 24 on the approved plan to create two lots

numbered Lots 21 and 22 on the submitted plan.

2. Reconfiguring the three lots numbered as 14, 15, and 16 on the approved

plan to create four lots numbered as 13, 14, 15, and 16 on the submitted

plan.

All residential lots are still within the area of the property depicted in the approved 

PUD plan for residential lots.   

b. The wetland boundary continues to be in approximately the same

location as was determined in 2008.

The 2006 wetland delineation expired in 2011.  In December 2024, the 

applicant’s environmental consultant Christine McDonald prepared a new 

wetlands study and submitted it to DSL.  Exhibit 6.  The study area for this new 

delineation covered approximately 3.23 acres and encompassed tax lot 10200 and 

10500, and portions of tax lots 10300 and 10400 T2N, R10W 20AB, as depicted 

on page 10 of Exhibit 6.  The study area is the portion of the property covered by 

Phase 2 of the PUD.  On May 20, 2025, DSL approved and validated the new 

wetlands delineation.  Exhibit 7.    

Inside the 3.23-acre study area, a total of 0.76 acres of wetlands were 

documented.  Overall, the 2024 delineation report noted the study’s findings were 

consistent with the previous wetland delineation and the wetland creation and fill 

maps for RF-36702.  Compare page 7 of Exhibit 7 with Exhibit 2 and Exhibit 3.  

In addition to depicting the current wetland boundary, the 2024 wetland 

delineation survey demonstrates that the applicant created new wetlands and filled 
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portions of the wetlands from 2006 in accordance with the state approval.  Exhibit 

7 at page 7. 

 

The only area that deviates from the prior wetland delineation is a 0.07-

acre area, described as Wetland B in the wetland delineation report, confined to a 

depression in the Jackson Street right of way.  The study determined backflows 

of water caused by beaver damming created surface water to pool within the 

depression.  This is the same Jackson Street wetland which I addressed in my 

previous letter dated June 27, 2024.  To summarize the previous letter, the 

depression in Jackson Street occurred when the area was excavated in preparation 

for rockfill and paving, but the filling and paving was never completed resulting 

in a depression.  This and the beaver damming resulted in surface water pooling 

in the area.   

 

 Other than Wetland B, the 2024 wetland delineation is consistent with the 

previous wetland delineation and the RF-36702 maps.  Overall, the current 

wetland boundary has not significantly shifted since the 2008 final plan approval, 

and the City may reasonably approve the applicant’s proposal for Phase 2 of the 

PUD as being consistent with the City’s approval of the PUD.   

 

Nedonna Development offers the following finding for you to adopt: 

 

The City interprets the purpose of RBZO §3.080(1) to be to apply the SA 
zone to significant wetlands within the City.  The City interprets RBZO 3.080(5) 
to allow the city to determine the boundary between the SA zone and adjoining 
zones at the time that development is initially proposed in or near wetlands by 
requiring the applicant to provide a wetlands delineation at the time of the 
initial proposal.  In this instance the City accepted the applicant’s wetlands 
delineation when the City approved the tentative plan of the PUD, and that 
delineation fixed the boundary between the R-1 zone and the SA zone for the 
applicant’s parcel.  In Phase 2 the applicant is proposing residential 
development to be entirely within the areas that the City found to be within 
the R-1 zone in 2008.  The applicant is not proposing residential development 
for any area that the City found to be within the SA zone in 2008 and the City 
may therefore approve Phase 2 as being consistent with the City’s findings for 
the PUD’s tentative plan and for Phase 1. 

 

IV. The City’s approval of the PUD plan has not expired. 

 

 The relevant standard today is at RBZO §10.060, which states that “within 

one year after concept approval or modified approval of a preliminary 

development plan, the applicant shall file a final plan for the entire development 

or, when submission in stages has been authorized, for the first unit of the PUD, 

with the Planning Commission.”  Nedonna Development complied with that 

requirement. 
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 In this case, Nedonna Development obtained approval of its preliminary 

plan.  A few months later the City authorized Nedonna Development to develop 

the PUD in stages or phases, and within one year Nedonna Development filed its 

final plan for the first unit of the PUD.  As long as the applicant files the final plan 

for the first unit of the PUD within one year after the City approves the 

preliminary plan for the PUD, the PUD approval remains valid.  Nothing in the 

code suggests that it expires if the applicant takes more than one year to file a final 

plan for the second or later stages of a PUD. 

 

 The City did include a condition of approval in its February 2008 decision 

that required the applicant to complete all improvements within one year, unless 

the city granted an extension.  LUBA quoted that condition only in part.  The 

condition appears on page 1465 of the LUBA record and reads in full: 

 

Final Plat: 
 
1. The developer shall complete the improvements within one year 
of tentative plan approval unless an extension is granted by the City to 
complete improvements.  Final plat review shall conform to the 
procedures of RBZO Article 10 and Article 13. 

 

 The underlying PUD decision was not a “tentative plan approval.”  Rather, 

it was part of a “Final Approval” of the PUD.   

 

 All this condition means is that the applicant must complete the public 

improvements within one year of obtaining the tentative plan approval for a plat 

or phase of the PUD before the City will approve the final plat of the phase.  The 

condition does not require Nedonna Development to complete the improvements 

within one year of the final approval of the PUD plan.  If the City had meant to 

require Nedonna Development to complete all the streets within one year after the 

City issued the final approval of the PUD, the City would have said so. 

 

 Even if the condition in the February 2008 final PUD approval meant that 

Nedonna Development had to construct all improvements within one year of the 

final PUD approval, the City implicitly modified that condition in September 

2008 when it authorized Nedonna Development to develop the PUD in stages 

instead of all at once, because that modification implicitly authorized Nedonna 

Development to build the improvements for each stage with that stage as is 

customary for subdivisions. 

 

 Nedonna Development suggests the following finding for your 

consideration: 
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 Condition No. 1 of the City’s 2008 order that granted final 
approval of the PUD for Nedonna Wave required only that the applicant 
complete public improvements within one year after the City issued its 
tentative approval of the plan for a phase of the PUD.  The final approval 
of the PUD was not itself a “tentative plan approval” and did not 
commence the period for the applicant to construct improvements. 

 

V. Conclusion. 

 

In 2008 the City determined the boundary between the SA portion and the 

R-1 portion of the Nedonna Wave tract.  Nedonna Development is proposing all 

of the Phase 2 lots within the area that the City must have found in 2008 to be 

zoned R-1.  

 

The condition of approval from February 2008 did not limit the PUD 

approval by time, but merely required that the applicant would have one year from 

obtaining tentative approval of a plat to construct the improvements for the plat. 

 

The City should again approve Phase 2 of Nedonna Wave. 

 

Very truly yours, 

 

Dean N. Alterman 
 

Dean N. Alterman 

 

Attachments: Final Orders for SPUD #07-19 

           2006 Wetland Delineation Map 

           RF-36702 Wetland Mitigation Maps 

           SPUD #07-19 Site Plan Maps 

           Phase 2 Tentative Plan Maps 

           2024 Wetland Delineation Report 

           DSL Wetland Delineation Verification Letter 

 

Copy: Ms. Anna Song (e-mail only) 
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Nedonna Wave Updated Wetland Determination  1 Final December 2, 2024 

1.0   Landscape Setting and Land Use (previous and current) OAR141-090-0035 (12) (a) 

The 3.23-acre study area in Nedonna Beach, Tillamook County, Oregon encompasses tax lot 
10200 and 10500, and portions of tax lots 10300 and 10400 T2N, R10W 20AB (see Figure 2).  
Riley Street, Kittiwake Drive and Jackson Street are included within the study area boundary as 
shown on Figure 5. The study area and surrounding wetlands are within the existing and mitigated 
wetlands (RF-36702) for Tracts F and G of the Nedonna Wave Development.  

Rorick Environmental Services delineated wetlands and designed the wetland mitigation plan 
which was approved and implemented in 2008.  The project is in compliance with RF-36702 
permit conditions for the mitigation of wetlands; however, an as-built construction plan set was not 
completed before the permit expired.  Since more than five years have elapsed since the previous 
delineation was approved, an updated wetland determination is necessary within Tracts F and G. 
The bounds of the study area was discussed and approved by DSL prior to the field study.  

McMillan Creek flows along the west boundary of the study area and drains into Nehalem Bay 
about a quarter mile to the northwest.  A railway and forestland border the property to the east.  
Two unnamed perennial tributaries flow through the study area from the east.  To the northeast of 
the study area an unnamed stream flows through a 24 inch culvert under Kittiwake Drive before 
emptying into McMillan Creek.  Another stream enters the study area from the south along Riley 
Street, flows northwest through a 24 inch culvert under Riley Street, and a second 24-inch culvert 
under Kittiwake Drive before emptying into McMillan Creek.  The Pacific Ocean is less than a 
quarter mile to the west.  Beavers have been active within the study area and have placed dams at 
culvert crossings.  All of the Nedonna Wave planned development roads except Jackson Street 
have been built within the study area.   

The lot is located on stable duneland with subtle elevation difference between high and low points. 
Within the study area boundary, the Natural Resources Conservation Service (NRCS) has mapped 
the Haceta fine sand, 0-3 percent slopes (14A) and the Waldport thin surface-Haceta fine sands, 0-
5% slopes (13B).  The Haceta is a hydric soil (Figure 3).  

Vegetation within the study area is composed of forested and shrubby duneland. Wetlands are 
common along the waterways and in low-lying areas. Common vascular plant species found within 
the study area are included in Table 1. 

Table 1.  List of vascular plants observed within the study area 2024. 

Scientific Name Common Name 
Indicator 

Status 

Native,  
Non-native,  
or Invasive 

Agrostis capillaris Colonial Bentgrass  FAC NN 
Alnus rubra Red Alder FAC N 
Athyrium filix-femina Lady Fern FAC N 
Carex obnupta Slough Sedge OBL N 
Cytisus scoparius Scotch Broom UPL/NL I 
Dactylis glomerata Orchardgrass FACU NN
Equisetum arvense Horsetail FAC N
Gaultheria shallon Salal FACU N
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Nedonna Wave Updated Wetland Determination  2                                                                   Final December 2, 2024 

Scientific Name Common Name 
Indicator 

Status 

Native,  
Non-native,  
or Invasive 

Holcus lanatus Common Velvetgrass FAC NN 
Lonicera involucrata Black Twin-Berry FAC N 
Lysichiton americanus Skunk Cabbage OBL N 
Maianthemum dilatatum False Lily-of-the-Valley FAC N 
Malus fusca Crabapple FACW N 
Oenanthe sarmentosa Water Parsley OBL N 
Phalaris arundinacea Reed Canary Grass FACW I 
Picea sitchensis Sitka Spruce FAC N 
Polystichum munitum Sword Fern FACU N 
Pteridium aquilinum Bracken Fern FACU N 
Rubus armeniacus Himalayan Blackberry FAC I 
Rubus ursinus California Dewberry FACU N 
Rubus spectabilis Salmonberry FAC N 
Salix hookeriana Hooker’s Willow FACW N 
Sambucus racemosa Red Elderberry FACU N 
Spiraea douglasii Hardhack FACW N 
Stachys mexicana Mexican Hedge Nettle FAC N 
Thuja plicata Red Cedar FAC N 
Vaccinium ovatum Evergreen Blueberry UPL N 
  
Previous and current land uses 
Prior to development, there was a mix of wetland and upland species on dunelands and along 
waterways.  Excluding the roads, the land within the study area supports fish and wildlife habitat.  
The land is currently zoned R.  Future development in Tracts F and G partitions the remaining land 
within the study area into 28 parcels.  Mitigation restrictions as specified in RF-36702 restrict 
development within created wetlands. 
 
2.0 Site Alterations OAR141-090-0035 (10(a-b), (12)(b), (14)(e) 
 
Mitigation of fill areas in wetlands was achieved by creation of .537 acres of wetland in 7 locations 
(Appendix D of RF-36702). The mitigated wetlands were released from further obligation on 
August 26, 2013, by DSL.  The permit expired before an an-built plan was submitted to agencies 
for approval.   
 
Since 2008, Kittiwake Drive and Song Street have been paved, and sewer and water lines installed.  
Culverts were placed as planned on Kittiwake Drive and Riley Street.  Jackson Street was cleared 
in preparation for the road base however the project was never completed.  A low-lying depression 
remains today with an elevated water table.  A pumping station in the southeast corner of lot 1040 
is in the planning stages. A summary of the area of wetland or non-wetland with the proposed fill 
areas can be found in Appendix C of this report.  
 
Access for construction of wetlands and roads created site disturbance and introduction of non-
native or invasive species. Beavers are present and have girdled trees and dammed culverts which 
have altered hydrology by elevating the water table.  
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3.0. Precipitation Data and Analysis OAR141-090-0035 (12)(c)  
 
Climate data from the Tillamook AgACIS Station and the Western Regional Climate Center 
(RAWS) in Tillamook at www.ocs.edu/oregon-climate-dataRAWS was used for this study and is 
summarized in Table 2. 
 
Table 2. AgACIS Tillamook Observed Precipitation for the dates of fieldwork and the Water Year 
October 2023 to May 2024. 

Observed Precipitation 
Date of Field 

Visit 
Date of 

Visit (.in) 
2 Weeks Prior 

(.In) 
Water year to 

Date (in.) 
Normal Water 

Year (in.) 
% of Normal Water 

Year 
June 19 and 21, 

2024 
0 .99 76.24 79.84 -5%  

June 24, 2024 0 1.05 76.24 79.84 -5% 
 
Table 3 compares the 2024 data with the WETS data (1971-2023) using the Direct Antecedent 
Rainfall Evaluation Method (DAREM).  For this study the climatic conditions were considered 
typical for this time of year. The hydrologic conditions were problematic where beaver dams at 
culvert crossings were elevating ground and surface water.  The August 12, 2024, DAREM 
Climatic Summary is included Appendix B. 
 

 
4.0. Methods (site-specific methods for field investigation, determining wetland boundaries and 
geographic extent of other waters) OAR141-090-0030, OAR141-090-0035 (7)(a-g), (8),(9), (10)(a-b), (11) (a-c) 
(12)(d-h), (15), (16)(a-e) 
 
Field investigation was conducted on June 19, 21 and 24, 2024.  A site visit in mid-August 
validated the OHW boundary and supplemented mitigated wetland fill at SP-12 within lot 10200.  
The focus of this study is within Tracts F and G.  Prior to the field investigations, meetings were 
held with Anna Song and DSL to discuss the area to be included in the study area. A review of the 
NRCS Soil Mapping, the National Wetland Inventory (NWI), the 2008 wetland mapping by 
Rorick (WD-0153) and RF-36702 maps and figures were also reviewed.  Bill Howard with 

Table 3.  Assessing Rainfall for the Preceding 3-Month Period ) 
Direct Antecedent Rainfall Evaluation Method (DAREM

Condition*: Condition Value

Prior Month
Measured 
Rainfall Dry, Wet, Norma

Month 
weight Multiply

Name 30th 70th
Previous 
two columns

1st (most 
recent)+A6

May 3.02 5.2 4.66 Normal 2 3 6

2nd April 4.81 7.75 5.48 Normal 2 2 4
3rd March 7.51 11.89 8.85 wet 2 1 2

Sum 12
Dry/Normal, 

standard 
met

WETS Station: TILLAMOOK, 358494, OR 1948-2024
Measured Rainfall: Tillamook, OR, 35894 March-May 2024

* Normal: measured within WETS normal range
Dry: measured below WETS normal range
Wet: measured above WETS normal range

WETS Rainfall Percentile
(1=dry, 

2=normal, or 
3=wet)

---------inches-----------

Rainfall of prior period was: drier than normal (sum is 6-9), normal (sum is 10-14), wetter than 
normal (sum is 15-18)
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EarthWorks Construction used a brush cutter to clear blackberries within the study area on June 
19, 2024.  A hedge trimmer was used to clear brush as needed.  
 
Christine McDonald and Kurt Heckeroth evaluated the site using the Corps of Engineers Wetland 
Delineation Manual: Western Mountains, Valleys and Coast Region (May, 2010) supplement.  The 
Corps of Engineers 2010 manual provides technical criteria, field indicators, and recommended 
procedures to be used in determining whether an area is a jurisdictional wetland.  For wetlands to 
exist, there must be a prevalence of hydrophytic vegetation, hydric soils, and wetland hydrology.  
Under normal circumstances, all three parameters must be present to satisfy the criteria for 
jurisdictional wetlands.   
 
Wetland scientists estimated vegetation cover visually at each sample point, identified all vascular 
plant species, and recorded the indicator status for each plant species from national wetland 
indicator lists.  The 50/20 rule was used to determine dominance.  The 2020 U.S. Army Corps of 
Engineers Plant List for the State of Oregon was used for this study.   
 
Data for the contribution of coastal fog drip or groundwater to wetland hydrology is unavailable.  
Fog drip may be contributing to wetland hydrology in the late summer months when coastal fog is 
frequent.  The study area was visited in mid-June following precipitation when wetland indicators 
could be documented during the growing season.  Climatic patterns are typical for this time of year 
however hydrologic conditions were problematic where beavers have been active. 
 
Beavers are increasing surface water area and water storage and delay and elevating the 
groundwater table.  Beavers have likely been present in McMillan Creek and its tributaries for 
decades. However, the damming of culverts along Kittiwake Drive and Riley Streets is a more 
recent activity that increased surface water within stream channels and wetlands.  All of these 
factors were taken into consideration when evaluating wetland hydrology.   
 
Ordinary High Water Line (OHWL) 
We used bank morphology as expressed in topographic relief, slope, channel confinement, 
presence of high water, and changes in vegetation and soil to determine the OHW line along 
McMillan Creek and the unnamed tributaries.   
 
5.0. Description of All Wetlands and Other Non-Wetland Waters (their characteristics 
and boundaries, e.g. whether they extend offsite) OAR141-090-0035 (2), (7)(a-g), (8), (9), (10)(a-b), (11)(a-
c), (12)(e), (14)(a-i),(15), & (16)(a-e) 
 
Within the 3.23-acre study area, .76 acres of jurisdictional wetlands and waterways were 
documented on the June and August site visits. The NWI wetland classification is Palustrine Forest 
(PFO) and Palustrine Scrub Shrub (PSS). Wetlands are seasonally flooded.  Because of the 
circumstances that created the Jackson Street wetland it is listed separately as Wetland B.  
 
Table 4. Summary of Wetlands and Water Bodies Within the Study Area 
 
Wetland or 
Waterbody 

Acres/Length 
(ft) 

Cowardin/ 
HGM Class 

Comments Extends 
 Off-Site 

OHWL R1 .08/287’ R2SB4 McMillan Creek and unnamed North, East, 
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tributary to Kittiwake Drive 
(S1) 

West, South 

OHWL S1 
and S2 

.04/83’ R2SB4 Unnamed tributary adjacent to 
Riley Street (S2) 

East, South 

Wetland A .57 PSSC/PFOC 
Slopes-Flats 

Connects to interior and 
mitigated wetlands  

North, East 

Wetland B .07 PSSC/Flats- 
Depression 

Wetland area within the 
excavated Jackson Street ROW 

West, 
Connects to 
Wetland A 

  
Wetland A includes the wetlands created for mitigation credit (RF-36702) and those that connect 
to the larger interior wetland to the north and east.  The wetland boundary is defined by the 
concave slopes within wetland swales.  We consistently found a difference in relief of 6-20 inches 
of relief that defined the wetland boundary.  Vegetation is dominated by Sitka Spruce, Western 
Red Cedar, Red Alder, Hooker’s Willow, Black Twinberry, Slough Sedge, Water Parsley, and 
Skunk Cabbage.  Soils are deep, moderately to very poorly drained sands or mucky sands with 
very dark brown surfaces, and dark or very dark greyish brown to brown sandy subsurface 
horizons with reddish brown or brown redoximorphic features.  The wetland soils met the Sandy 
Redox (S5) or Sandy Mucky Mineral (S1) hydric indicators. Organic carbon was estimated at 5-
8% in the mucky sands.  Wetland hydrology and soil moisture levels were observed during the late 
spring when ground and surface waters were higher than normal due to restricted flow at culvert 
crossings from beaver damming.  The geomorphic position (D2), soil moisture and ground water 
levels within the soil profile (A1, A2 and A3), and professional judgement were used to determine 
wetland hydrology.   
 
Wetland B (PSSC/Flats-Depression) is located within the confines of Jackson Street in a 
depression that slopes to the north and then drains west into Wetland A.  The excavated edge 
defines the wetland boundary where slopes change from concave in the wetlands to flat or convex 
in the non-wetlands.   
 
Backflow of waters by beaver damming within the depression have created surface water and a 
high-water table for extended periods.  Surface water levels were concentrated to the north on the 
day of the site visit.   Soil indicators within the upper six inches of soil met the Sandy Mucky (S1) 
or Sandy Redox (S5) classification.  Overstory vegetation is composed of young Red Alder and 
Hookers Willow with a dominance of Slough Sedge in the herbaceous layer.  A wetland was 
identified in the wetland delineation and the mitigated fill plan by Rorick (2007).  This study found 
that the proposed fill had been placed in 67% of the wetland, before the road was constructed.  The 
remaining 33% are within the Jackson Street ROW. 
 
Ordinary High Water Line (OHWL) R1-.08 acres R2SB4 
The top of the bank was used to demarcate the OHWL R1 along McMillan Creek and S1.  Water 
flow is slow moving as McMillan Creek flows across an incised low gradient floodplain.  Stream 
substrate is sandy.  Channel width is more than 20 feet and channel depth are 3-6 feet.  On the day 
of the site visit in June the water depth was 16- 20 + inches.  The banks are vegetated with Red 
Alder, Black Twinberry, Salal, Salmonberry, Red Elderberry, Slough Sedge and Sword Fern.  
Flow is perennial. Woody debris is abundant. Beaver activity is present although no dams were 
observed within the main channel.  Fish presence isunknown.   
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OHWL S1 (.03 acres) and S2 (.01 acres) R2SB4 
An unnamed stream enters the study area from the south and flows through a 24-inch culvert 
crossing under Riley Street and then another 24-inch culvert crossing under Kittiwake Drive 
before emptying into McMillan Creek.  S1 is the 44-foot segment of the stream that flows between 
Kittiwake Drive and McMillan Creek.  S2 is another 44-foot section between Riley Street and 
Kittiwake Drive.  The top of the bank, relief and channel confinement was used to demarcate the 
OHWL.  Flow is believed to be perennial.  On the day of the site visit 4-8 inches of water was 
present.  The gradient is low (1-3%) and stream substrate is sandy to mucky sands.  Channel width 
is 6-8 feet and channel depth are 3-5 feet.  The banks are vegetated with Red Alder, Black 
Twinberry, Himalayan Blackberry, Red Elderberry, Salal, Crabapple, Hardhack, Sword Fern, and 
Slough Sedge.  Beaver activity was not observed on the day of the site visit.  Fish presence is 
unknown.  
 
Non-Wetlands Vegetation is dominated by Red Alder, Sitka Spruce, Himalayan Blackberry, 
Scotch Broom, Salal, Black Twinberry, Red Elderberry, Evergreen Blueberry, California 
Dewberry, Sword Fern, Colonial Bentgrass, Reed Canary Grass, Slough Sedge and other non-
native grasses. Non-wetlands are present on dune terraces with level to concave relief.  Soils 
throughout the study area were deep, moderately to well-drained sands with brown and dark brown 
surfaces, and dark brown to brown subsurface horizons.  Soil moisture levels were observed during 
the late spring and summer growing season. Beaver activity has elevated the water table within 
swales and low-lying areas, however the non-wetland soil pits within the study area did not have 
elevated ground water or saturation within 12 inches of the soil surface.   
 
6.0 Deviation from LWI or NWI (if any, wetland determination data or explanation required.) 
OAR141-090-0035 (7)(e), (12)(f) 
 
The National Wetlands Inventory (NWI) map shows extensive wetlands throughout the study area 
(Figure 4).  Our study shows that the NWI overestimated scrub-shrub and forested wetlands within 
the boundary of the study area. Non-wetlands were found on elevated dune terraces.  The NWI 
maps are generated primarily on the basis of interpretation of color infrared photography (scale of 
1:58,000) with limited ground-truthing to confirm interpretations.  This study is mostly consistent 
with the 2007 wetland study by Rorick. See Figure 6. 
 
7.0 Mapping Method (including mapping precision estimate) OAR141-090-0035 (3), (5)(a-b), (11)(a-c), 
(12)(f)(g), (13)(a-g), (14)(a-i) & (15) 
 
Christine McDonald and Kurt Heckeroth flagged the wetland boundary with blue pin flags and 
flagging. Sample points were flagged with yellow flagging and pin flags.  The OHWL Boundary 
was flagged with stripped blue or white, and blue flagging.  The study area boundary and non-
wetland sample points were then professionally land surveyed by Onion Peak Design.  A Topcon 
GPT-8205A TDS NOMAD was used for the survey.  The estimated accuracy is +/- 0.25 feet. 
 
8.0 Additional Information (i.e., if needed to establish state jurisdiction) OAR141-085-0015 (1-7), 
OAR141-090-0030 (2), OAR141-090-0035 (9), (10)(a-b), (12)(h), & (A-J) 
 
See Appendix C for the Updated As-Built Plan Summary 
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9.0 Results and Conclusions of the Investigation  OAR141-090-0035 (12)(i) 
 

Within the 3.23-acre study area a total of .67 acres of jurisdictional wetlands and .12 acres of 
jurisdictional waterways were documented on the June and August 2024 site visits.    
  
10.0 Required Disclaimer OAR141-090-0035 (12)(j) 
This report documents the investigation, best professional judgment, and conclusions of the 
investigators.  It is correct and complete to the best of our knowledge.  It should be considered a 
Preliminary Jurisdictional Determination of wetlands and other waters and used at your own risk 
unless it has been reviewed and approved in writing by the Oregon Department of State Lands in 
accordance with OAR 141-090-0005 through 141-090-0055. 
 
References 

• Corps of Engineers Wetland Delineation Manual: Western Mountains, Valleys and Coast Region (May 
2010), U. S. Army Corps of Engineer Waterways Experiment Station, Vicksburg, MS. 

 
• NRCS National Water and Climate Center WETS data available online at 

http://www.wcc.nrcs.usda.gov/climate/wetlands.htm 
 

• NRCS Wetland Climate Evaluation Database (AgACIS http://agacis.rcc-acis.org/?fips=41057) for the 
station in Cloverdale 

 
• Natural Resource Conservation Service, National Cooperative Soil Survey, Web Soil Survey 1.1, available 

online at http://websoilsurvey.nrcs.usda.gov 
 

• USDA, Natural Resources Conservation Service, Hydric Soil List available online at 
http://www.or.nrcs.gov/pnw_soil/ordata.html 
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Figure 1a.  2022 NAIP Air Photo
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R2SB4

96.

28
4.

C

Wetland  Extends 
Off-Site 

2N 10 20 

62
8.2

PFO/Slopes 
Flat

Wetland and 
Waterway  Extends 

Off-Site 

Wetland  Extends 
Off-Site 

Wetland  Extends 
Off-Site 

Wetland  Extends 
Off-Site 

Wetland  Extends 
Off-Site 

PSS/Flats Depression

R2SB4

P-8

P-3

P-1

P-4

P-1 Photo and Direction

P-2

P-5

P-6

P-9

P-10

P-7

P-12

P-11
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Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.): 1-2

Subregion (LRR/MLRA): Lat:

Soil Map Unit Name:

x

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes x No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No
Yes No X Yes X
Yes No x

)
1.
2. (A)
3.
4. (B)

Sapling/Shrub Stratum (A/B)
1.
2.
3.
4. x 1 =
5. x 2 =

x 3 =
x 4 =

1. x 5 =
2. Column Totals: (A) (B)
3.
4.
5.
6.
7. X
8.
9.
10.
11.

Woody Vine Stratum
1.
2.

Yes X

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-10-3; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp: 11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area
within a Wetland? No

36

2 No

20
20

Remarks:

Indicator 
Status

4

5

VEGETATION – Use scientific names of plants.

Galium triflorum

(Plot size:

Ranunculus repens

52

No
FAC

OBL
Herb Stratum

2 No
Carex obnupta

15

(If no, explain in Remarks.) 

Hydric Soil Present? 
Wetland Hydrology Present?

30

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:

significantly disturbed?

Sample point in 2008 mitigation area RF36702. In 2008, Fill was partially placed outside the road base for Jackson St.The road base for was excavated for 
construction in 2008 but was never completed. More than 5 years "Normal Circumstances". See hydrology for Climatic remarks. PP at WB.

Remarks:

20

FACU species
FAC species

Yes

OBL species

FACU

OBL

3
2 - Dominance Test is >50%

10

Problematic Hydrophytic Vegetation1 (Explain)

10

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover
)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

NoPolystichum munitum FACU

Total % Cover of:

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

Multiply by:

Prevalence Index  = B/A =

No

3 - Prevalence Index is ≤3.01

OBL Hydrophytic Vegetation Indicators:

UPL species

FACW species

No

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/19/24

Anna Song

CM. KH

dune terrace

Rockaway Beach/TillamookCity/County:

Oenanthe sarmentosa

13B Waldport, thin surface- Haceta fine sand, 0-5 percent slopes -

50

10

NoAre climatic / hydrologic conditions on the site typical for this time of year?

2N 10W 20 Lot 10400

OR SP-1

none

Section, Township, Range:

80.0%

)

20 )
Rubus spectabilis

Prevalence Index worksheet:

2

Project/Site: Nedonna Wave updated Wetland Delineation

NWI classification:

Dominant 
Species?

95

95 FAC

NAD 83

FAC

Hydrophytic Vegetation Present?

Datum:

Sampling Date:

Scirpus americanus

Equisetum arvense

1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

(Plot size:

Alnus rubra Yes

=Total Cover

Rubus armeniacus

Stachys mexicana

1

1

Yes

FAC
2

Yes

FAC

45.64668 Long: -123.93504LRR A

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

Yes

=Total Cover

No FACU
FACW

Rubus ursinus

ENG FORM 6116-9, FEB 2024 Western Mountains, Valleys, and Coast – Version 2.0
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Sampling Point:

% % Type1 Loc2

100

100

Type:
Depth (inches): Hydric Soil Present? Yes No X

Primary Indicators (minimum of one is required; check all that apply)                                          

Surface Water Present? Yes x
Water Table Present? Yes x
Saturation Present? Yes x    Wetland Hydrology Present? Yes No X

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Loamy Gleyed Matrix (F2)

Iron-Manganese Masses (F12) (LRR D)

Other (Explain in Remarks)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8) unless disturbed or problematic.

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10) (LRR A, E)

Red Parent Material (F21)
Very Shallow Dark Surface (F22)

Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
1 cm Muck (A9) (LRR D, G)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)
Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)
Loamy Mucky Mineral (F1) (except MLRA 1)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

Field Observations:

(includes capillary fringe)

No precipitation on the day of the site visit.and .99 in the previous 2 weeks.  Climatic conditions are typical for this time of year.. Beaver activity has altered 
hydrologic conditons by damming culverts.  Ground water levels are higher than normal for this time of year.

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

Surface Water (A1)

Sandy

Matrix
Texture

Redox FeaturesDepth
(inches) Color (moist)

7.5YR 5/3

7.5YR 3/3

Color (moist)

0-2

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)
Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

Drainage Patterns (B10)
Dry-Season Water Table (C2)
Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

Soil is moist at 18"

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

2-19

SP-1SOIL

Remarks

Sandy

ENG FORM 6116-9, FEB 2024 Western Mountains, Valleys, and Coast – Version 2.0
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Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.): 0-1

Subregion (LRR/MLRA): Lat:

Soil Map Unit Name:

x

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes x No

Are Vegetation , Soil x , or Hydrology x

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No
Yes x No Yes x
Yes x No

)
1.
2. (A)
3.
4. (B)

Sapling/Shrub Stratum (A/B)
1.
2.
3.
4. x 1 =
5. x 2 =

x 3 =
x 4 =

1. x 5 =
2. Column Totals: (A) (B)
3.
4.
5.
6.
7. X
8.
9.
10.
11.

Woody Vine Stratum
1.
2.

Yes X

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-10-3; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp: 11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area
within a Wetland? No

91

5 No

20
5

Remarks:

Indicator 
Status

3

4

VEGETATION – Use scientific names of plants.

(Plot size:

Galium triflorum

10

No
FAC

OBL
Herb Stratum

2 No
Carex obnupta

1

(If no, explain in Remarks.) 

Hydric Soil Present? 
Wetland Hydrology Present?

30

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:

significantly disturbed?

Sample point is in mitigation area for 2008 RF36702. Road base for Jackson Creek was excavated for construction in2008  but was never 
completed.Sample point is in the depression. More than 5 years "Normal Circumstances". See hydrology for Climatic remarks. Piared Plot at WB.

Remarks:

5

FACU species
FAC species

OBL species

FACU

OBL

2
2 - Dominance Test is >50%

Problematic Hydrophytic Vegetation1 (Explain)

0

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover
)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

NoPolystichum munitum FACU

Total % Cover of:

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

Multiply by:

Prevalence Index  = B/A =

Yes

3 - Prevalence Index is ≤3.01

FACW Hydrophytic Vegetation Indicators:

UPL species

FACW species

Yes

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/19/24

Anna Song

CM. KH

dune swale manmade

Rockaway Beach/TillamookCity/County:

Oenanthe sarmentosa

13B Waldport, thin surface- Haceta fine sand, 0-5 percent slopes PSSC/PFO

10

NoAre climatic / hydrologic conditions on the site typical for this time of year?

2N 10W 20 Lot 10400

OR SP-2

concave

Section, Township, Range:

75.0%

)

20 )
Salix hookeriana

Prevalence Index worksheet:

80

Project/Site: Nedonna Wave updated Wetland Delineation

NWI classification:

Dominant 
Species?

90

90 FAC

NAD 83

FACW

Hydrophytic Vegetation Present?

Datum:

Sampling Date:

Stachys mexicana

Equisetum arvense

1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

(Plot size:

Alnus rubra Yes

=Total Cover

1
No

10

FACU

45.64917 Long: -123.93412LRR A

Photos.  Alder trees are about 30-40'.  Slopes to the north where alder is replaced SAHO.

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

Yes

=Total Cover

Rubus ursinus

ENG FORM 6116-9, FEB 2024 Western Mountains, Valleys, and Coast – Version 2.0
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Sampling Point:

% % Type1 Loc2

100

100

90 10 C M

X

Type:
Depth (inches): Hydric Soil Present? Yes X No x

Primary Indicators (minimum of one is required; check all that apply)                                          

X
x

x

X

Surface Water Present? Yes x
Water Table Present? Yes x
Saturation Present? Yes x    Wetland Hydrology Present? Yes X No

SP-2SOIL

Distinct redox concentrations

Remarks

Sandy

Drainage Patterns (B10)
Dry-Season Water Table (C2)
Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

The pit filled up with water.  The 2007 wetland study mapped a long narrow wetland in this area and in proposed wetland fill area. Road base has been 
excavated. Connects to the larger wetlands to the west.Litter 2-1 7.5YR 3/3 leaves, OM.  Redox increases with depth. Connects to larger wetland to the 
west.

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

2-4

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)
Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

(inches) Color (moist)

7.5YR 4/2

7.5YR 2.5/2

Color (moist)

7.5YR 4/4

0-2

Surface Water (A1)

Sandy

7.5YR 5/2

Matrix
Texture

4-10 Sandy

Redox FeaturesDepth

Remarks:

5
5

Field Observations:

(includes capillary fringe)

No precipitation on the day of the site visit.and .99 in the previous 2 weeks.  Climatic conditions are typical for this time of year.. Beaver activity has altered 
hydrologic conditons by damming culverts and streams  Ground water levels are higher than normal for this time of year.

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10) (LRR A, E)

Red Parent Material (F21)
Very Shallow Dark Surface (F22)

Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
1 cm Muck (A9) (LRR D, G)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)
Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)
Loamy Mucky Mineral (F1) (except MLRA 1)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Loamy Gleyed Matrix (F2)

Iron-Manganese Masses (F12) (LRR D)

Other (Explain in Remarks)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8) unless disturbed or problematic.

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,

ENG FORM 6116-9, FEB 2024 Western Mountains, Valleys, and Coast – Version 2.0
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Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.): 1-2

Subregion (LRR/MLRA): Lat:

Soil Map Unit Name:

x

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes x No

Are Vegetation , Soil , or Hydrology x

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No
Yes No x Yes x
Yes No x

)
1.
2. (A)
3.
4. (B)

Sapling/Shrub Stratum (A/B)
1.
2.
3.
4. x 1 =
5. x 2 =

x 3 =
x 4 =

1. x 5 =
2. Column Totals: (A) (B)
3.
4.
5.
6.
7. X
8.
9.
10.
11.

Woody Vine Stratum
1.
2.

Yes X

45.64922 Long: -123.93442LRR A

RUAR was mowed the day of the site vist on lot 23.  Plot is outside the mowed area on edge of fill and under alder.

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

=Total Cover

Equisetum arvense

1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

(Plot size:

Alnus rubra Yes

=Total Cover

Sambuccus racemosa

2
Yes

FACU
50

No

FACW
20

Project/Site: Nedonna Wave updated Wetland Delineation

NWI classification:

Dominant 
Species?

65

65 FAC

NAD 83

FAC

Hydrophytic Vegetation Present?

Datum:

Sampling Date:

Athyrium filix-femina

13B Waldport, thin surface- Haceta fine sand, 0-5 percent slopes

2

10

NoAre climatic / hydrologic conditions on the site typical for this time of year?

2N 10W 20 Lot 10400

OR SP-3

none

Section, Township, Range:

100.0%

)

20 )
Rubus armeniacus

Prevalence Index worksheet:

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/19/24

Anna Song

CM. KH

dune terrace (filled)

Rockaway Beach/TillamookCity/County:

Total % Cover of:

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

Multiply by:

Prevalence Index  = B/A =

Yes

3 - Prevalence Index is ≤3.01

Hydrophytic Vegetation Indicators:

UPL species

FACW species

Yes

Problematic Hydrophytic Vegetation1 (Explain)

0

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover
)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

Remarks:

FACU species
FAC species

OBL species

FAC

2 - Dominance Test is >50%

(If no, explain in Remarks.) 

Hydric Soil Present? 
Wetland Hydrology Present?

30

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:

significantly disturbed?

Sample point is in mitigation area for 2008 RF36702. Documents non-wetlands in fill area Lot 23. Sample point is paired along the wetland edge.  More than 
5 years "Normal Circumstances". See hydrology for Climatic remarks. Piared Plot at WB. Beaver acitivity in wetlands.

Indicator 
Status

5

5

VEGETATION – Use scientific names of plants.

(Plot size:

Stachys mexicana

52

No
FAC

OBL
Herb Stratum

30 Yes
Carex obnupta

20

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-10-3; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp: 11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area
within a Wetland? No

72
20

Remarks:

ENG FORM 6116-9, FEB 2024 Western Mountains, Valleys, and Coast – Version 2.0
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Sampling Point:

% % Type1 Loc2

100

72 6 C M

20 2 C M

Type:
Depth (inches): Hydric Soil Present? Yes No x

Primary Indicators (minimum of one is required; check all that apply)                                          

X

Surface Water Present? Yes x
Water Table Present? Yes X
Saturation Present? Yes x    Wetland Hydrology Present? Yes No x

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Loamy Gleyed Matrix (F2)

Iron-Manganese Masses (F12) (LRR D)

Other (Explain in Remarks)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8) unless disturbed or problematic.

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10) (LRR A, E)

Red Parent Material (F21)
Very Shallow Dark Surface (F22)

Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
1 cm Muck (A9) (LRR D, G)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)
Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)
Loamy Mucky Mineral (F1) (except MLRA 1)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

20
20

Field Observations:

(includes capillary fringe)

No precipitation on the day of the site visit.and .99 in the previous 2 weeks.  Climatic conditions are typical for this time of year.. Beaver activity has altered 
hydrologic conditons by damming culverts and streams  Ground water levels are higher than normal/problematic.

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

Surface Water (A1)

Sandy

7.5YR 4/2

Matrix
Texture

16-20 Sandy

Redox FeaturesDepth
(inches) Color (moist)

7.5YR 4/3

7.5YR 4/3

Color (moist)

10YR 3/1

7.5YR 4/3

0-10

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)
Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

Drainage Patterns (B10)
Dry-Season Water Table (C2)
Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

The test pit is located on the outermost edge of fill and may have settled since 2008. Slightly lower elevation the interior of lot that has more fill.

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

10-16

SP-3SOIL

Distinct redox concentrations

Faint redox concentrations

Remarks

Sandy

ENG FORM 6116-9, FEB 2024 Western Mountains, Valleys, and Coast – Version 2.0
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Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.): 0-1

Subregion (LRR/MLRA): Lat:

Soil Map Unit Name:

x x

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes x No

Are Vegetation , Soil , or Hydrology x

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No
Yes x No Yes x
Yes x No

)
1.
2. (A)
3.
4. (B)

Sapling/Shrub Stratum (A/B)
1.
2.
3.
4. x 1 =
5. x 2 =

x 3 =
x 4 =

1. x 5 =
2. Column Totals: (A) (B)
3.
4.
5.
6.
7. X
8.
9.
10.
11.

Woody Vine Stratum
1.
2.

Yes X

45.64920 Long: -123.93459LRR A

AT WB 20A

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

=Total Cover

Equisetum arvense

1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

(Plot size:

Alnus rubra Yes

=Total Cover

Loinicera involucrata

5
No

FAC
5

FACU
Yes

FACW
80

Project/Site: Nedonna Wave updated Wetland Delineation

NWI classification:

Dominant 
Species?

95

95 FAC

NAD 83

FAC

Hydrophytic Vegetation Present?

Datum:

Sampling Date:

Athyrium filix-femina

13B Waldport, thin surface- Haceta fine sand, 0-5 percent slopes PFO/PSS

2

10

NoAre climatic / hydrologic conditions on the site typical for this time of year?

2N 10W 20 Lot 10400

OR SP-4

concave

Section, Township, Range:

80.0%

)

20 )

Sambucus racemosa

Rubus spectabilis
Prevalence Index worksheet:

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/19/24

Anna Song

CM. KH

dune swale 

Rockaway Beach/TillamookCity/County:

Total % Cover of:

=Total Cover

Yes

1 - Rapid Test for Hydrophytic Vegetation

Multiply by:

Prevalence Index  = B/A =

Yes

3 - Prevalence Index is ≤3.01

Hydrophytic Vegetation Indicators:

UPL species

FACW species

Yes

Problematic Hydrophytic Vegetation1 (Explain)

0

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover
)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

Remarks:

FACU species
FAC species

OBL species

FAC

2 - Dominance Test is >50%

(If no, explain in Remarks.) 

Hydric Soil Present? 
Wetland Hydrology Present?

30

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:

significantly disturbed?

Sample point is adjacent to the  mitigation area for 2008 RF36702. Sample point is on the other side of  silt fence in wetland.   See hydrology for 
Problematic/Climatic remarks. Beaver activity has altered ground water levels. Plot at WB.

Indicator 
Status

4

5

VEGETATION – Use scientific names of plants.

(Plot size:

2

Stachys mexicana

9

No
FAC

OBL
Herb Stratum

5 No
Carex obnupta

5

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-10-3; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp: 11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area
within a Wetland? No

95
20

Remarks:

ENG FORM 6116-9, FEB 2024 Western Mountains, Valleys, and Coast – Version 2.0
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Sampling Point:

% % Type1 Loc2

100

X

Type:
Depth (inches): Hydric Soil Present? Yes x No

Primary Indicators (minimum of one is required; check all that apply)                                          
X
X

x

X

Surface Water Present? Yes x
Water Table Present? Yes x
Saturation Present? Yes x    Wetland Hydrology Present? Yes X No

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Loamy Gleyed Matrix (F2)

Iron-Manganese Masses (F12) (LRR D)

Other (Explain in Remarks)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8) unless disturbed or problematic.

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10) (LRR A, E)

Red Parent Material (F21)
Very Shallow Dark Surface (F22)

Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
1 cm Muck (A9) (LRR D, G)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)
Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)
Loamy Mucky Mineral (F1) (except MLRA 1)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

2
0
0

Field Observations:

(includes capillary fringe)

No precipitation on the day of the site visit.and .99 in the previous 2 weeks.  Climatic conditions are typical for this time of year.. Beaver activity has altered 
hydrologic conditons by damming culverts and streams  Ground water levels are higher than normal for this time of year.

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

Surface Water (A1)

Mucky Sand

Matrix
Texture

Redox FeaturesDepth
(inches) Color (moist)

10YR 3/2

Color (moist)

0-4

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)
Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

Drainage Patterns (B10)
Dry-Season Water Table (C2)
Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

The pit filled up with water and there is surface water nearby.  Too wet to dig out muck near the surface.  Very wet.

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

SP-4SOIL

6-9% OC/fibers + muck

Remarks

ENG FORM 6116-9, FEB 2024 Western Mountains, Valleys, and Coast – Version 2.0
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Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.): 1-2

Subregion (LRR/MLRA): Lat:

Soil Map Unit Name:

x

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes x No

Are Vegetation , Soil , or Hydrology x

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No
Yes No x Yes x
Yes No x

)
1.
2. (A)
3.
4. (B)

Sapling/Shrub Stratum (A/B)
1.
2.
3.
4. x 1 =
5. x 2 =

x 3 =
x 4 =

1. x 5 =
2. Column Totals: (A) (B)
3.
4.
5.
6.
7. X
8.
9.
10.
11.

Woody Vine Stratum
1.
2.

Yes X

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-10-3; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp: 11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area
within a Wetland? No

Yes

21
20

Remarks:

Indicator 
Status

3

5

VEGETATION – Use scientific names of plants.

Salix hookeriana

(Plot size:

15

Hedera helix

70

OBL
Herb Stratum

1 No
Carex obnupta

Myrica californica

(If no, explain in Remarks.) 

Hydric Soil Present? 
Wetland Hydrology Present?

30

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:FAC

significantly disturbed?

Sample point is in wetland mitigation area for 2008 RF36702. Documents edge of non-wetlands in Lot 19. The corner of the lot is topographically lower than 
the filled area in the remainder of the lot.   More than 5 years "Normal Circumstances". See hydrology for remarks. Plot at WB.

Remarks:

FACU species
FAC species

FACW
FACW

OBL species

2 - Dominance Test is >50%

Problematic Hydrophytic Vegetation1 (Explain)

0

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover
)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

Total % Cover of:

=Total Cover

Yes
5

1 - Rapid Test for Hydrophytic Vegetation

Multiply by:
No

Prevalence Index  = B/A =

Yes

3 - Prevalence Index is ≤3.01

Hydrophytic Vegetation Indicators:

UPL species

FACW species

Yes

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/19/24

Anna Song

CM, KH

dune terrace 

Rockaway Beach/TillamookCity/County:

13B Waldport, thin surface- Haceta fine sand, 0-5 percent slopes

20

10

NoAre climatic / hydrologic conditions on the site typical for this time of year?

2N 10W 20 Lot 10400

OR SP-5

uneven

Section, Township, Range:

60.0%

)

20 )

Vaccinium ovatum

No

Gaultheria shallon 
Prevalence Index worksheet:

5

20

Project/Site: Nedonna Wave updated Wetland Delineation

NWI classification:

Dominant 
Species?

95

5
90

FAC

NAD 83

FACU

Hydrophytic Vegetation Present?

Datum:

Sampling Date:

1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

(Plot size:

Alnus rubra
Picea stichensis

No

=Total Cover

Loinicera involucrata FAC
25

FACU
Yes

UPL

45.65013 Long: -123.93390LRR A

Frangula purshiana 2% FAC.  The vegetation has not been disturbed in this corner and there is a drop of at least a foot from the rest of lot 19.

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

=Total Cover
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Sampling Point:

% % Type1 Loc2

100

96

Type:
Depth (inches): Hydric Soil Present? Yes No x

Primary Indicators (minimum of one is required; check all that apply)                                          

x

Surface Water Present? Yes x
Water Table Present? Yes x
Saturation Present? Yes x    Wetland Hydrology Present? Yes No x

SP-5SOIL

7.5YR 4/4 4%

Remarks

Sandy

Drainage Patterns (B10)
Dry-Season Water Table (C2)
Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

Duff layer 4-0 7.5YR 2.5/2 litter, needles and OM.  Indicators are not present even with the elevated water table from beaver activity.  This may have been an 
island of upland that was mapped as wetland in the 2007 delineation.Sampled the soil at 2-18" to confirm the colors.

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

2-18

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)
Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

(inches) Color (moist)

7.5YR 5/3

7.5YR 3/2

Color (moist)

0-2

Surface Water (A1)

Sandy

Matrix
Texture

Redox FeaturesDepth

Remarks:

17

Field Observations:

(includes capillary fringe)

No precipitation on the day of the site visit.and .99 in the previous 2 weeks.  Climatic conditions are typical for this time of year.. Beaver activity has altered 
hydrologic conditons by damming culverts and streams  Ground water levels are higher than normal-problematic.

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10) (LRR A, E)

Red Parent Material (F21)
Very Shallow Dark Surface (F22)

Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
1 cm Muck (A9) (LRR D, G)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)
Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)
Loamy Mucky Mineral (F1) (except MLRA 1)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Loamy Gleyed Matrix (F2)

Iron-Manganese Masses (F12) (LRR D)

Other (Explain in Remarks)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8) unless disturbed or problematic.

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,

ENG FORM 6116-9, FEB 2024 Western Mountains, Valleys, and Coast – Version 2.0
Page 047



Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.): 0-1

Subregion (LRR/MLRA): Lat:

Soil Map Unit Name:

x x

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes x No

Are Vegetation , Soil , or Hydrology x

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No
Yes x No Yes x
Yes x No

)
1.
2. (A)
3.
4. (B)

Sapling/Shrub Stratum (A/B)
1.
2.
3.
4. x 1 =
5. x 2 =

x 3 =
x 4 =

1. x 5 =
2. Column Totals: (A) (B)
3.
4.
5.
6.
7. X
8.
9.
10.
11.

Woody Vine Stratum
1.
2.

Yes X

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-10-3; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp: 11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area
within a Wetland? No

Yes

63
20

Remarks:

Indicator 
Status

6

6

VEGETATION – Use scientific names of plants.

Gaultheria shallon

(Plot size:

25

Polystichum munitum

79

FACW

OBL
Herb Stratum

2 No
Carex obnupta

Vaccinium ovatum

1

(If no, explain in Remarks.) 

Hydric Soil Present? 
Wetland Hydrology Present?

30

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:FAC

significantly disturbed?

 Beaver activity has elevated water table and blocked waterflow at the culvert oin Kittiwake Drive.   See hydrology for Climatic remarks. Piared Plot at WB-
44a.

Remarks:

FACU species
FAC species

FACU
FACU

OBL species

2 - Dominance Test is >50%

Problematic Hydrophytic Vegetation1 (Explain)

0

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover
)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

Total % Cover of:

=Total Cover

Yes
2

1 - Rapid Test for Hydrophytic Vegetation

Multiply by:
No

Prevalence Index  = B/A =

Yes

3 - Prevalence Index is ≤3.01

Hydrophytic Vegetation Indicators:

UPL species

FACW species

Yes

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/21/24

Anna Song

CM. KH

dune swale 

Rockaway Beach/TillamookCity/County:

13B Waldport, thin surface- Haceta fine sand, 0-5 percent slopes PFO/PSS

25

10

NoAre climatic / hydrologic conditions on the site typical for this time of year?

2N 10W 20 Lot 10400

OR SP-6

concave

Section, Township, Range:

100.0%

)

20 )

Spiraea douglasii

No

Salix hookeriana
Prevalence Index worksheet:

2

60

Project/Site: Nedonna Wave updated Wetland Delineation

NWI classification:

Dominant 
Species?

70

20
50

FAC

NAD 83

FACW

Hydrophytic Vegetation Present?

Datum:

Sampling Date:

Marah oregonus

1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

(Plot size:

Alnus rubra
Picea sitchensis

Yes

=Total Cover

Loinicera involucrata

No

FAC
25

FACW
Yes

FACU

45.65018 Long: -123.93397LRR A

Standing water. Pisi along the edge shading wetland .

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

=Total Cover
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Sampling Point:

% % Type1 Loc2

75

X

Type:
Depth (inches): Hydric Soil Present? Yes x No

Primary Indicators (minimum of one is required; check all that apply)                                          
X
X

x

X

Surface Water Present? Yes x
Water Table Present? Yes x
Saturation Present? Yes x    Wetland Hydrology Present? Yes X No

SP-6SOIL

25% 10YR 3/1 -6-9% OC/fibers muck

Remarks

Drainage Patterns (B10)
Dry-Season Water Table (C2)
Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

The pit filled up with water and there is surface water nearby.  .  

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)
Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

(inches) Color (moist)

10YR 4/4

Color (moist)

0-5

Surface Water (A1)

Mucky Sand

Matrix
Texture

Redox FeaturesDepth

Remarks:

0
0
0

Field Observations:

(includes capillary fringe)

No precipitation on the day of the site visit.and .99 in the previous 2 weeks.  Climatic conditions are typical for this time of year.. Beaver activity has altered 
hydrologic conditons by damming culverts and streams  Ground water levels are higher than normal for this time of year.

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10) (LRR A, E)

Red Parent Material (F21)
Very Shallow Dark Surface (F22)

Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
1 cm Muck (A9) (LRR D, G)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)
Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)
Loamy Mucky Mineral (F1) (except MLRA 1)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Loamy Gleyed Matrix (F2)

Iron-Manganese Masses (F12) (LRR D)

Other (Explain in Remarks)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8) unless disturbed or problematic.

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,
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Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.): 1-2

Subregion (LRR/MLRA): Lat:

Soil Map Unit Name:

x

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes x No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No
Yes No x Yes x
Yes No x

)
1.
2. (A)
3.
4. (B)

Sapling/Shrub Stratum (A/B)
1.
2.
3.
4. x 1 =
5. x 2 =

x 3 =
x 4 =

1. x 5 =
2. Column Totals: (A) (B)
3.
4.
5.
6.
7. X
8.
9.
10.
11.

Woody Vine Stratum
1.
2.

Yes X

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-10-3; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp: 11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area
within a Wetland? No

77

1 No

20

Remarks:

Indicator 
Status

4

5

VEGETATION – Use scientific names of plants.

Spiraea douglasii

(Plot size:

45

Agrostis tenuis

80

No
FAC

OBL
Herb Stratum

40 Yes
Carex obnupta

20

(If no, explain in Remarks.) 

Hydric Soil Present? 
Wetland Hydrology Present?

30

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:

significantly disturbed?

Sample point is mid way  of lot 10200.   OHWL on McMillan Creek is to the west. There are stakes in the ground and we thought this was the area filled as 
past of the mitigation plan. See hydrology for Climatic remarks. .

Remarks:

FACU species
FAC species

FACW OBL species

FAC

2 - Dominance Test is >50%

Problematic Hydrophytic Vegetation1 (Explain)

0

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover
)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

Total % Cover of:

=Total Cover

Yes
5

1 - Rapid Test for Hydrophytic Vegetation

Multiply by:
No

Prevalence Index  = B/A =

No

3 - Prevalence Index is ≤3.01

FACU Hydrophytic Vegetation Indicators:

UPL species

FACW species

No

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/21/24

Anna Song

CM. KH

dune terrace 

Rockaway Beach/TillamookCity/County:

Epilobium cilatum

13B Waldprot thin surface Haceta fine sand, 0-5 percent slopes

20

10

NoAre climatic / hydrologic conditions on the site typical for this time of year?

2N 10W 20 Lot 10200)

OR SP-7

none

Section, Township, Range:

80.0%

)

20 )

Loinicera involucrata

Rubus armeniacus
Prevalence Index worksheet:

15

Project/Site: Nedonna Wave updated Wetland Delineation

NWI classification:

Dominant 
Species?

5

5 FAC

NAD 83

FAC

Hydrophytic Vegetation Present?

Datum:

Sampling Date:

Digitalis purpurea

Holcus lanatus

1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

(Plot size:

Alnus rubra Yes

=Total Cover

Gaultheria shallon 

1
Yes

FACU
10

FAC
Yes

FAC

45.64996 Long: -123.93493LRR A

Photos  RUAR mowed on the day of the site visit.Equipment access into the lot from Kittiwake.

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

=Total Cover
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Sampling Point:

% % Type1 Loc2

55

Type:
Depth (inches): Hydric Soil Present? Yes No x

Primary Indicators (minimum of one is required; check all that apply)                                          

Surface Water Present? Yes x
Water Table Present? Yes x
Saturation Present? Yes x    Wetland Hydrology Present? Yes No x

SP-7SOIL

7.5YR 3/2 5%

7.5YR 5/2 40%

Remarks

Drainage Patterns (B10)
Dry-Season Water Table (C2)
Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

Sandy soil with mixed soil color.  

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)
Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

(inches) Color (moist)

7.5YR 4/3

Color (moist)

0-20

Surface Water (A1)

Sandy

Matrix
Texture

Redox FeaturesDepth

Remarks:

Field Observations:

(includes capillary fringe)

No precipitation on the day of the site visit.and .99 in the previous 2 weeks.  Climatic conditions are typical for this time of year.

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10) (LRR A, E)

Red Parent Material (F21)
Very Shallow Dark Surface (F22)

Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
1 cm Muck (A9) (LRR D, G)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)
Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)
Loamy Mucky Mineral (F1) (except MLRA 1)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Loamy Gleyed Matrix (F2)

Iron-Manganese Masses (F12) (LRR D)

Other (Explain in Remarks)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8) unless disturbed or problematic.

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,
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Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.): 0-1

Subregion (LRR/MLRA): Lat:

Soil Map Unit Name:

x

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes x No

Are Vegetation , Soil , or Hydrology x

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No
Yes x No Yes x
Yes x No

)
1.
2. (A)
3.
4. (B)

Sapling/Shrub Stratum (A/B)
1.
2.
3.
4. x 1 =
5. x 2 =

x 3 =
x 4 =

1. x 5 =
2. Column Totals: (A) (B)
3.
4.
5.
6.
7. X
8.
9.
10.
11.

Woody Vine Stratum
1.
2.

Yes X

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-10-3; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp: 11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area
within a Wetland? No

70
20

Remarks:

Indicator 
Status

3

3

VEGETATION – Use scientific names of plants.

Rubus armeniacus

(Plot size:

5

70

OBL
Herb Stratum

Carex obnupta

(If no, explain in Remarks.) 

Hydric Soil Present? 
Wetland Hydrology Present?

30

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:

significantly disturbed?

Sample point is in mitigation area for 2008 RF36702 created wetland. Beaver activity has elevated water table above normal conditions.  Wetland boundary is 
linear and coincides with the lot line.  See hydrology for Climatic remarks. Piared Plot at WB.

Remarks:

FACU species
FAC species

FAC OBL species

2 - Dominance Test is >50%

Problematic Hydrophytic Vegetation1 (Explain)

0

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover
)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

Total % Cover of:

=Total Cover

No
10

1 - Rapid Test for Hydrophytic Vegetation

Multiply by:
No

Prevalence Index  = B/A =

Yes

3 - Prevalence Index is ≤3.01

Hydrophytic Vegetation Indicators:

UPL species

FACW species

Yes

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/21/24

Anna Song

CM. KH

dune swale 

Rockaway Beach/TillamookCity/County:

13B Waldport, thin surface- Haceta fine sand, 0-5 percent slopes PFO/PSS

5

10

NoAre climatic / hydrologic conditions on the site typical for this time of year?

2N 10W 20 Lot 10400

OR SP-8

concave

Section, Township, Range:

100.0%

)

20 )

Spiraea douglasii

Salix hookeriana
Prevalence Index worksheet:

70

Project/Site: Nedonna Wave updated Wetland Delineation

NWI classification:

Dominant 
Species?

20

20 FAC

NAD 83

FACW

Hydrophytic Vegetation Present?

Datum:

Sampling Date:

1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

(Plot size:

Alnus rubra Yes

=Total Cover

Loinicera involucrata FAC
50

FACW
No

45.64996 Long: -123.93433LRR A

Thpl outside the plot is doing well.  They have beaver cages.

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

=Total Cover
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Sampling Point:

% % Type1 Loc2

100

94 5 C M

X

Type:
Depth (inches): Hydric Soil Present? Yes x No

Primary Indicators (minimum of one is required; check all that apply)                                          

X
x

x

X

Surface Water Present? Yes x
Water Table Present? Yes x
Saturation Present? Yes x    Wetland Hydrology Present? Yes X No

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Loamy Gleyed Matrix (F2)

Iron-Manganese Masses (F12) (LRR D)

Other (Explain in Remarks)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8) unless disturbed or problematic.

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10) (LRR A, E)

Red Parent Material (F21)
Very Shallow Dark Surface (F22)

Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
1 cm Muck (A9) (LRR D, G)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)
Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)
Loamy Mucky Mineral (F1) (except MLRA 1)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

0
10
10

Field Observations:

(includes capillary fringe)

No precipitation on the day of the site visit.and .99 in the previous 2 weeks.  Climatic conditions are typical for this time of year.. Beaver activity has altered 
hydrologic conditons by damming culverts and streams  Ground water levels are higher than normal for this time of year.

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

Surface Water (A1)

Sandy

Matrix
Texture

Redox FeaturesDepth
(inches) Color (moist)

10YR 4/2

10YR 3/2

Color (moist)

5YR 4/4

0-3

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)
Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

Drainage Patterns (B10)
Dry-Season Water Table (C2)
Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

The pit filled up with water and there is surface water nearby.  .  

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

3-15

SP-8SOIL

25% 10YR 3/1 -6-9% OC/fibers muck

?

1% 5YR 4/5 C,M

Remarks

Sandy
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Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.): 1-2

Subregion (LRR/MLRA): Lat:

Soil Map Unit Name:

x

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes x No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No
Yes No x Yes x
Yes No x

)
1.
2. (A)
3.
4. (B)

Sapling/Shrub Stratum (A/B)
1.
2.
3.
4. x 1 =
5. x 2 =

x 3 =
x 4 =

1. x 5 =
2. Column Totals: (A) (B)
3.
4.
5.
6.
7. X
8.
9.
10.
11.

Woody Vine Stratum
1.
2.

Yes X

45.64999 Long: -123.93429LRR A

Photos SE Salix is rooted in the OHWL along McMillan Creek. Plot is close to silt fence placed prior to wetland filling.

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

=Total Cover

1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

(Plot size:

Alnus rubra Yes

=Total Cover

Salix hookeriania FACW
70

FAC
No

FAC
2

Project/Site: Nedonna Wave updated Wetland Delineation

NWI classification:

Dominant 
Species?

20

20 FAC

NAD 83

FAC

Hydrophytic Vegetation Present?

Datum:

Sampling Date:

14AHaceta fine sand, 0-3 percent slopes

20

10

NoAre climatic / hydrologic conditions on the site typical for this time of year?

2N 10W 20 Lot 10400 (7)

OR SP-9

none

Section, Township, Range:

100.0%

)

20 )

Loinicera involucrata

Rubus armeniacus
Prevalence Index worksheet:

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/21/24

Anna Song

CM. KH

dune terrace 

Rockaway Beach/TillamookCity/County:

Total % Cover of:

=Total Cover

No
2

1 - Rapid Test for Hydrophytic Vegetation

Multiply by:
No

Prevalence Index  = B/A =

Yes

3 - Prevalence Index is ≤3.01

Hydrophytic Vegetation Indicators:

UPL species

FACW species

No

Problematic Hydrophytic Vegetation1 (Explain)

0

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover
)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

Remarks:

FACU species
FAC species

FACW OBL species

2 - Dominance Test is >50%

(If no, explain in Remarks.) 

Hydric Soil Present? 
Wetland Hydrology Present?

30

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:

significantly disturbed?

Sample point is in mitigation area for 2008 RF36702 filled wetland.  More than 5 years "normal Circumstances". See hydrology for Climatic remarks. Piared 
Plot at WB.

Indicator 
Status

2

2

VEGETATION – Use scientific names of plants.

Spiraea douglasii

(Plot size:

10

Holcus lanatus

102

OBL
Herb Stratum

2 No
Carex obnupta

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-10-3; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp: 11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area
within a Wetland? No

4
20

Remarks:
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Sampling Point:

% % Type1 Loc2

100

Type:
Depth (inches): Hydric Soil Present? Yes No x

Primary Indicators (minimum of one is required; check all that apply)                                          

X

Surface Water Present? Yes x
Water Table Present? Yes x
Saturation Present? Yes x    Wetland Hydrology Present? Yes No x

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Loamy Gleyed Matrix (F2)

Iron-Manganese Masses (F12) (LRR D)

Other (Explain in Remarks)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8) unless disturbed or problematic.

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10) (LRR A, E)

Red Parent Material (F21)
Very Shallow Dark Surface (F22)

Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
1 cm Muck (A9) (LRR D, G)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)
Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)
Loamy Mucky Mineral (F1) (except MLRA 1)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

Field Observations:

(includes capillary fringe)

No precipitation on the day of the site visit.and .99 in the previous 2 weeks.  Climatic conditions are typical for this time of year.

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

Surface Water (A1)

Sandy

Matrix
Texture

Redox FeaturesDepth
(inches) Color (moist)

7.5YR 3/2

Color (moist)

0-16

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)
Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

Drainage Patterns (B10)
Dry-Season Water Table (C2)
Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

The area has been filled/settled. 

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

SP-9SOIL

Remarks
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Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.): 3-5

Subregion (LRR/MLRA): Lat:

Soil Map Unit Name:

x

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes x No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No
Yes No x Yes x
Yes No x

)
1.
2. (A)
3.
4. (B)

Sapling/Shrub Stratum (A/B)
1.
2.
3.
4. x 1 =
5. x 2 =

x 3 =
x 4 =

1. x 5 =
2. Column Totals: (A) (B)
3.
4.
5.
6.
7. X
8.
9.
10.
11.

Woody Vine Stratum
1.
2.

Yes X

45.64999 Long: -123.93535LRR A

Photos SE 

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

=Total Cover

1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

(Plot size:

Alnus rubra
Picea sitchensis

Yes

=Total Cover

Sambucus racemosa FACU
25

FAC
No

FACU

12

15

Project/Site: Nedonna Wave updated Wetland Delineation

NWI classification:

Dominant 
Species?

65

60
5

FAC

NAD 83

FACU

Hydrophytic Vegetation Present?

Datum:

Sampling Date:

13B Waldport thin surface - Haceta fine sand, 0-5 percent slopes

1

10

NoAre climatic / hydrologic conditions on the site typical for this time of year?

2N 10W 20 Lot 10200 

OR SP-10

concave/convex

Section, Township, Range:

66.7%

)

20 )

Loinicera involucrata

No

Gaultheria shallon
Prevalence Index worksheet:

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/24/24

Anna Song

CM. KH

dune terrace 

Rockaway Beach/TillamookCity/County:

Total % Cover of:

=Total Cover

Yes
50

1 - Rapid Test for Hydrophytic Vegetation

Multiply by:
Yes

Prevalence Index  = B/A =

Yes

3 - Prevalence Index is ≤3.01

Hydrophytic Vegetation Indicators:

UPL species

FACW species

Yes

Problematic Hydrophytic Vegetation1 (Explain)

0

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover
)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

Remarks:

FACU species
FAC species

FACW
FACW

OBL species

2 - Dominance Test is >50%

(If no, explain in Remarks.) 

Hydric Soil Present? 
Wetland Hydrology Present?

30

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:FAC

significantly disturbed?

Sample point is in the low spot ol non-wetlands within the parcel west of Kittiwak Drive.  SP is north of the OHWL line on the unnamed stream bordering  
Riley St. See hydrology for Climatic remarks. Piared Plot at WB.

Indicator 
Status

4

6

VEGETATION – Use scientific names of plants.

Spiraea douglasii

(Plot size:

25

Polystichum munitum

113

OBL
Herb Stratum

10 Yes
Carex obnupta

Malus fusca

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-10-3; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp: 11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area
within a Wetland? No

No

25
20

Remarks:
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Sampling Point:

% % Type1 Loc2

100

50

Type:
Depth (inches): Hydric Soil Present? Yes No x

Primary Indicators (minimum of one is required; check all that apply)                                          

Surface Water Present? Yes x
Water Table Present? Yes x
Saturation Present? Yes x    Wetland Hydrology Present? Yes No x

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Loamy Gleyed Matrix (F2)

Iron-Manganese Masses (F12) (LRR D)

Other (Explain in Remarks)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8) unless disturbed or problematic.

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10) (LRR A, E)

Red Parent Material (F21)
Very Shallow Dark Surface (F22)

Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
1 cm Muck (A9) (LRR D, G)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)
Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)
Loamy Mucky Mineral (F1) (except MLRA 1)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

Field Observations:

(includes capillary fringe)

No precipitation on the day of the site visit.and .99 in the previous 2 weeks.  Climatic conditions are typical for this time of year.Stream adjacent and poutside 
plot is 2-3 feet lower than the SP.

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

Surface Water (A1)

Sandy

Matrix
Texture

Redox FeaturesDepth
(inches) Color (moist)

7.5YR 5/2

7.5YR 4/3

Color (moist)

0-5

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)
Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

Drainage Patterns (B10)
Dry-Season Water Table (C2)
Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

7.5YR 3/2 3-0" leaves, OM  Despite the low chroma there was no signs of redox concentrations.Soil is dry to 16".

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

5-18

SP-10SOIL

7.5YR 5/3 50%

Remarks

Sandy
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Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.): 0-1

Subregion (LRR/MLRA): Lat:

Soil Map Unit Name:

x

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes x No

Are Vegetation , Soil x , or Hydrology x

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No
Yes x No Yes x
Yes x No

)
1.
2. (A)
3.
4. (B)

Sapling/Shrub Stratum (A/B)
1.
2.
3.
4. x 1 =
5. x 2 =

x 3 =
x 4 =

1. x 5 =
2. Column Totals: (A) (B)
3.
4.
5.
6.
7. X
8.
9.
10.
11.

Woody Vine Stratum
1.
2.

Yes X

45.64931 Long: -123.93538LRR A

SP is representive of wetlands.

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

=Total Cover

1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

(Plot size:

Alnus rubra Yes

=Total Cover

Rubus spectabilis FAC
75

No

FAC
65

Project/Site: Nedonna Wave updated Wetland Delineation

NWI classification:

Dominant 
Species?

40

40 FAC

NAD 83

FACW

Hydrophytic Vegetation Present?

Datum:

Sampling Date:

13B Waldport, thin surface- Haceta fine sand, 0-5 percent slopes PSSC

2

10

NoAre climatic / hydrologic conditions on the site typical for this time of year?

2N 10W 20 Lot 10400

OR SP-11

concave

Section, Township, Range:

100.0%

)

20 )
Salix hookeriana

Prevalence Index worksheet:

Sampling Point:

Slope (%):Local relief (concave, convex, none):

6/24/24

Anna Song

CM

dune swale manmade

Rockaway Beach/TillamookCity/County:

Total % Cover of:

=Total Cover

1 - Rapid Test for Hydrophytic Vegetation

Multiply by:

Prevalence Index  = B/A =

Yes

3 - Prevalence Index is ≤3.01

Hydrophytic Vegetation Indicators:

UPL species

FACW species

Yes

Problematic Hydrophytic Vegetation1 (Explain)

0

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover
)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

Remarks:

FACU species
FAC species

OBL species

2 - Dominance Test is >50%

(If no, explain in Remarks.) 

Hydric Soil Present? 
Wetland Hydrology Present?

30

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:

significantly disturbed?

Sample point is in mitigation area for 2008 RF36702. The road base for Jackson St. was not completed leaving a depression. Sample point is in the concave 
surface of road.  "normal Circumstances". See hydrology for Climatic remarks. 

Indicator 
Status

3

3

VEGETATION – Use scientific names of plants.

(Plot size:

Equisetum arvense

77

OBL
Herb Stratum

3 No
Carex obnupta

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-10-3; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp: 11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area
within a Wetland? No

68
20

Remarks:
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Sampling Point:

% % Type1 Loc2

100 5 C M

X

X

Type:
Depth (inches): Hydric Soil Present? Yes X No

Primary Indicators (minimum of one is required; check all that apply)                                          
X
X
x

x

X

Surface Water Present? Yes x
Water Table Present? Yes x
Saturation Present? Yes x    Wetland Hydrology Present? Yes X No

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Loamy Gleyed Matrix (F2)

Iron-Manganese Masses (F12) (LRR D)

Other (Explain in Remarks)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8) unless disturbed or problematic.

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10) (LRR A, E)

Red Parent Material (F21)
Very Shallow Dark Surface (F22)

Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
1 cm Muck (A9) (LRR D, G)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)
Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)
Loamy Mucky Mineral (F1) (except MLRA 1)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

2
0
0

Field Observations:

(includes capillary fringe)

No precipitation on the day of the site visit.and .99 in the previous 2 weeks.  Climatic conditions are typical for this time of year.. Beaver activity has altered 
hydrologic conditons by damming culverts and streams  Ground water levels are higher than normal for this time of year.

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

Surface Water (A1)

Mucky Sand

Matrix
Texture

Redox FeaturesDepth
(inches) Color (moist)

7.5YR 5/2

Color (moist)

5YR 5/40-5

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)
Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

Drainage Patterns (B10)
Dry-Season Water Table (C2)
Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

The pit filled up with water.  The 2007 wetland study mapped a long narrow wetland in this area that was in the mitigation plan to be filled.  Wetland in the 
Jackson Street road way was not completed  Wetland connects to the larger wetlands to the west.Litter 2-1 7.5YR 3/1 leaves, OM. 

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

SP-11SOIL

5-6% OC/Fibers

Remarks

ENG FORM 6116-9, FEB 2024 Western Mountains, Valleys, and Coast – Version 2.0
Page 059



Applicant/Owner: State:

Investigator(s):

Landform (hillside, terrace, etc.): 1-2

Subregion (LRR/MLRA): Lat:

Soil Map Unit Name:

x

Are Vegetation , Soil , or Hydrology Are “Normal Circumstances” present? Yes x No

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

Yes X No
Yes No x Yes x
Yes No x

)
1.
2. (A)
3.
4. (B)

Sapling/Shrub Stratum (A/B)
1.
2.
3.
4. x 1 =
5. x 2 =

x 3 =
x 4 =

1. x 5 =
2. Column Totals: (A) (B)
3.
4.
5.
6.
7. X
8.
9.
10.
11.

Woody Vine Stratum
1.
2.

Yes X

U.S.  Army Corps of Engineers
WETLAND DETERMINATION DATA SHEET – Western Mountains, Valleys, and Coast Region

See ERDC/EL TR-10-3; the proponent agency is CECW-CO-R

OMB Control #: 0710-0024, Exp: 11/30/2024
Requirement Control Symbol EXEMPT:
(Authority: AR 335-15, paragraph 5-2a)

Tree Stratum

Is the Sampled Area
within a Wetland? No

Yes

65

2 No

20

Remarks:

Indicator 
Status

5

6

VEGETATION – Use scientific names of plants.

(Plot size:

10

Agrostis tenuis

50

No
FAC

OBL
Herb Stratum

40 Yes
Carex obnupta

10

(If no, explain in Remarks.) 

Hydric Soil Present? 
Wetland Hydrology Present?

30

naturally problematic? (If needed, explain any answers in Remarks.)

(Plot size:

Yes

Number of Dominant Species That 
Are OBL, FACW, or FAC:FAC

significantly disturbed?

Site visit in August to check the OHWL line. The site visit confirmed that a drafing error was made on preliminary map of the OHWL line by OnionPeak.  The 
sample point documents fill i as planned in 36702.  Wood stakes and remnants of erosion cloth extends S toward SP-7.

Remarks:

FACU species
FAC species

OBL species

FACW

2
2 - Dominance Test is >50%

Problematic Hydrophytic Vegetation1 (Explain)

5

5 - Wetland Non-Vascular Plants1

4 - Morphological Adaptations1(Provide supporting

=Total Cover
)

Hydrophytic 
Vegetation 
Present? No

    data in Remarks or on a separate sheet)

(Plot size:

NoEquisetum arvense FAC

Total % Cover of:

=Total Cover

Yes

1 - Rapid Test for Hydrophytic Vegetation

Multiply by:

Prevalence Index  = B/A =

Yes

3 - Prevalence Index is ≤3.01

FACU Hydrophytic Vegetation Indicators:

UPL species

FACW species

No

Sampling Point:

Slope (%):Local relief (concave, convex, none):

8/12/24

Anna Song

CM

dune terrace 

Rockaway Beach/TillamookCity/County:

Juncus effusus

13B Waldprot thin surface Haceta fine sand, 0-5 percent slopes

30

10

NoAre climatic / hydrologic conditions on the site typical for this time of year?

2N 10W 20 Lot 10200)

OR SP-12

none

Section, Township, Range:

83.3%

)

20 )

Loinicera involucrata

Rubus armeniacus
Prevalence Index worksheet:

10

Project/Site: Nedonna Wave updated Wetland Delineation

NWI classification:

Dominant 
Species?

40

20
20

FAC

NAD 83

FAC

Hydrophytic Vegetation Present?

Datum:

Sampling Date:

Polystichum munitum

Holcus lanatus

1Indicators of hydric soil and wetland hydrology must be 
present, unless disturbed or problematic.

(Plot size:

Alnus rubra
Picea stichensis 

Yes

=Total Cover

Gaultheria shallon 

1
No

FACU
10

FAC
Yes

FAC

45.65006 Long: -123.93476LRR A

Photos  RUAR mowed in June.  Beaver activity on trees along the bank.  PhotoS and SW

Percent of Dominant Species That 
Are OBL, FACW, or FAC:

Total Number of Dominant Species 
Across All Strata:

Dominance Test worksheet:

% Bare Ground in Herb Stratum

Absolute 
% Cover

=Total Cover

ENG FORM 6116-9, FEB 2024 Western Mountains, Valleys, and Coast – Version 2.0
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Sampling Point:

% % Type1 Loc2

100

100

Type:
Depth (inches): Hydric Soil Present? Yes No x

Primary Indicators (minimum of one is required; check all that apply)                                          

Surface Water Present? Yes x
Water Table Present? Yes x
Saturation Present? Yes x    Wetland Hydrology Present? Yes No x

SP-12SOIL

Remarks

Sandy

Drainage Patterns (B10)
Dry-Season Water Table (C2)
Saturation Visible on Aerial Imagery (C9)

Aquatic Invertebrates (B13)
Hydrogen Sulfide Odor (C1)
Oxidized Rhizospheres on Living Roots (C3)

Water-Stained Leaves (B9) (except

Presence of Reduced Iron (C4)

Remarks:

HYDROLOGY

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3:

Well drained soil in a wetland that was filled in 2008 as part of RF36702.  

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

5-20

Sparsely Vegetated Concave Surface (B8)

Geomorphic Position (D2)

Raised Ant Mounds (D6) (LRR A)Surface Soil Cracks (B6)

Sediment Deposits (B2)
Drift Deposits (B3)

Water Marks (B1)

Algal Mat or Crust (B4)

Wetland Hydrology Indicators:

Salt Crust (B11)

Water-Stained Leaves (B9) (MLRA 1, 2

Frost-Heave Hummocks (D7)Other (Explain in Remarks)

FAC-Neutral Test (D5)Recent Iron Reduction in Tilled Soils (C6)
Stunted or Stressed Plants (D1) (LRR A)

Inundation Visible on Aerial Imagery (B7)

Iron Deposits (B5)

Saturation (A3)

Secondary Indicators (2 or more required)

Shallow Aquitard (D3)

(inches) Color (moist)

7.5YR 5/3

7.5YR 4/3

Color (moist)

0-5

Surface Water (A1)

Sandy

Matrix
Texture

Redox FeaturesDepth

Remarks:

Field Observations:

(includes capillary fringe)

No precipitation on the day of the site visit.and .01" in the previous 2 weeks.  Climatic conditions are typical for this time of year.McMillan Creek to the west.  

No
No
No

Depth (inches):
Depth (inches):
Depth (inches):

High Water Table (A2)      MLRA 1, 2, 4A, and 4B)      4A, and 4B)

2Location:  PL=Pore Lining, M=Matrix.

Restrictive Layer (if observed):

2 cm Muck (A10) (LRR A, E)

Red Parent Material (F21)
Very Shallow Dark Surface (F22)

Histosol (A1)
Histic Epipedon (A2)
Black Histic (A3)
Hydrogen Sulfide (A4)
1 cm Muck (A9) (LRR D, G)
Depleted Below Dark Surface (A11)
Thick Dark Surface (A12)
Sandy Mucky Mineral (S1)

Sandy Gleyed Matrix (S4)
Sandy Redox (S5)
Stripped Matrix (S6)
Loamy Mucky Mineral (F1) (except MLRA 1)

1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

2.5 cm Mucky Peat or Peat (S2) (LRR G)

Loamy Gleyed Matrix (F2)

Iron-Manganese Masses (F12) (LRR D)

Other (Explain in Remarks)
Depleted Matrix (F3)
Redox Dark Surface (F6)
Depleted Dark Surface (F7)
Redox Depressions (F8) unless disturbed or problematic.

3Indicators of hydrophytic vegetation and
wetland hydrology must be present,

ENG FORM 6116-9, FEB 2024 Western Mountains, Valleys, and Coast – Version 2.0
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Table 3.  Assessing Rainfall for the Preceding 3-Month Period ) 
Direct Antecedent Rainfall Evaluation Method (DAREM

Condition*: Condition Value

Prior Month
Measure
d Rainfall Dry, Wet, Norma

Month 
weight Multiply

Name 30th 70th

Previous 
two 
columns

1st (most 
recent)+A6

July 0.5 1.49 0.54 Normal 2 3 6

2nd June 2 3.74 3.39 Normal 2 2 4
3rd May 3.02 5.2 4.66 Normal 2 1 2

Sum 12
Dry/Normal, 

standard 
met

WETS Station: TILLAMOOK, 358494, OR 1948-2024
Measured Rainfall: Tillamook, OR, 35894 May-July 2024

* Normal: measured within WETS normal range
Dry: measured below WETS normal range
Wet: measured above WETS normal range

WETS Rainfall 
Percentile

(1=dry, 
2=normal, 
or 3=wet)

---------inches-----------

Rainfall of prior period was: drier than normal (sum is 6-9), normal (sum is 10-14), wetter than 
normal (sum is 15-18)
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 Appendix A. Nedonna Wave Wetland Delineation Photos with Direction
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 Appendix A. Nedonna Wave Wetland Delineation Photos with Direction
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 Appendix A. Nedonna Wave Wetland Delineation Photos with Direction
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 Appendix A. Nedonna Wave Wetland Delineation Photos with Direction
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 Appendix A. Nedonna Wave Wetland Delineation Photos with Direction

Page 067



 Appendix A. Nedonna Wave Wetland Delineation Photos with Direction
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Appendix C 
Updated As-Built Plan 

 
Jackson Street, Kittiwake Drive and Riley Street were included within the study area boundary 
along the perimeter of tracts F and G. The roadways are currently being maintained by the City 
of Rockaway Beach.  
 
The project was in compliance with the permit conditions of 36702, however DSL did not 
receive an as-built plan set confirming the fill was entirely installed.   The as-built plan would 
have confirmed that all fill was installed, as part of conclusion of a permit. However, the permit 
was requested to expire instead of closed out.  
 
Time and other environmental factors like restricted flow at culvert crossing by beaver can alter 
the hydrology, therefore affecting the wetland boundary.  In an effort to provide updated As-
Built information to DSL, the following table was generated comparing the 2024 wetland study 
with the 2007 proposed fill.  The 2007 lot numbers are used for reference only. 
 
The 2024 wetland delineation provides area information (not volume) that can be used to 
determine if the permitted fill was placed.   The 2007 elevation data is not available to compute 
the volumes of the areas filled.  The areas that were not filled are identified as F1, F2 and F3 on 
Figure 6.   
 
Table 5.  Summary of Proposed Wetland Fill and 2024 Overlay to Generate As-Built 
 
 2007 Lot # or  

ID 
 

Proposed Fill 
RF-36702 

As-Built 
2024 Area 

+/- difference Comments 

7  354 sq. ft. 354 sq. ft.  0  Lot 10200 
19  634 sq. ft. 310 sq. ft.  -324 sq. ft. 

 
 Lot 10400 NE corner of SAB 
Non-Filled in wetland ID is 
F3 

16  1256 sq. ft.  782 sq. ft. - 474 sq. ft.  Lot 10400 F2 
26/27  860 sq. ft.  860 sq. ft.  0  Connects to unfilled wetland 

and created wetland in 
Jackson Street 

Riley Street  2603 sq. ft. 2470 sq. ft.  -133 sq. ft.  Two 24” culverts plus fill 
unnamed stream S1 and S2 on 
Fig 5 

2007 wetland 
within Jackson 

St.* 

 426 sq. ft. 244 sq. ft. -182 sq. ft.  Connects to filled wetland in 
lot 26/27  F1 

Kittiwake Drive 215 sq. ft. 116 sq. ft. -99 sq. ft. East of Kittiwake Dr. 
Total  6,348 sq. ft. 5,136 sq. ft. -1212 sq ft 81% of planned 

Jackson St.  
excavated road 
surface but not 
completed 

 2,623 sq ft  Excludes proposed fill of 426 
sq. ft.* 
(.07x43,560)-426 ft sq. 
F4 
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96.

13
3.

C

PFO/Slopes/Flat

PSS/Flats/Depression

Wetland Extends 
Off-Site

Wetland Extends 
Off-Site

Wetland Extends 
Off-Site

Wetland Extends 
Off-Site

Wetland Extends 
Off-Site

Wetlands and Waterways
 Extend
Off-Site

Figure 6. 2024 Wetland Delineation 
overlaid with the 2007 Proposed Fill 

F3

F4

F1

F2

F3
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Department of State Lands
775 Summer Street NE, Suite 100

Salem, OR 97301-1279
(503) 986-5200

FAX (503) 378-4844
www.oregon.gov/dsl

State Land Board

Tina Kotek
Governor

Tobias Read
Secretary of State

Elizabeth Steiner
State Treasurer

May 20, 2025

Nedonna Wave Development LLC
Attn: Anna Song
2848 SW Sam Jackson Park Road
Portland, OR 97201

Re:     WD # 2024-0657 Approved
Wetland Delineation Report for the Nedonna Wave site, 
Tillamook County; T2N R10W S20AB TL 10200, 10500 and Portions 
of TLs 10300, 10400
APP # 36702, RGL # 2928

Dear Anna Song:

The Department of State Lands has reviewed the wetland delineation report prepared 
by Christine McDonald for the site referenced above. Please note that the study area
includes only a portion of the tax lots described above (see the attached maps). Based 
upon the information presented in the report, and additional information submitted upon 
request, we concur with the wetland and waterway boundaries as mapped in revised 
Figure 6 of the report. Please replace all copies of the preliminary wetland map with this
final Department-approved map.

Within the study area, five wetlands (Wetland A, B, S1, S2 and R1), totaling 
approximately 0.76 acres, one tributary, and McMillian Creek, were identified. 
The wetlands, tributary, and McMillian Creek are subject to the permit requirements of 
the state Removal-Fill Law. Under current regulations, a state permit is required for 
cumulative fill or annual excavation of 50 cubic yards or more in wetlands or below the 
ordinary high-water line (OHWL) of the waterway (or the 2-year recurrence interval flood 
elevation if OHWL cannot be determined). However, portions of Wetland A are
mitigation for previous onsite development. Please contact Aquatic Resource 
Coordinator, Heather Dimke, at 503-856-6517 to discuss the prior mitigation efforts and 
to determine if additional mitigation is required for the proposed future impacts. 

This concurrence is for purposes of the state Removal-Fill Law only. We recommend 
that you attach a copy of this concurrence letter to any subsequent state permit 
application to speed application review. Federal, other state agencies or local permit 
requirements may apply as well. The U.S. Army Corps of Engineers will determine 
jurisdiction under the Clean Water Act, which may require submittal of a complete 
Wetland Delineation Report.

Please be advised that state law establishes a preference for avoidance of impacts to 
waters of this state. Because measures to avoid and minimize impacts to waters of this 
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state may include reconfiguring parcel layout and size or development design, we 
recommend that you work with Department staff on appropriate site design before 
completing the city or county land use approval process. 
 
This concurrence is based on information provided to the agency. The jurisdictional 
determination is valid for five years from the date of this letter unless new information 
necessitates a revision. Circumstances under which the Department may change a 
determination are found in OAR 141-090-0045 (available on our web site or upon 
request). In addition, laws enacted by the legislature and/or rules adopted by the 
Department may result in a change in jurisdiction; individuals and applicants are subject 
to the regulations that are in effect at the time of the removal-fill activity or complete 
permit application. The applicant, landowner, or agent may submit a request for 
reconsideration of this determination in writing within six months of the date of this letter. 
 
Thank you for having the site evaluated. If you have any questions, please contact Chris 
Stevenson, PWS the Wetland Ecologist for Tillamook County at (503) 798-7622. 
 
Sincerely, 
 
 
 
Daniel Evans, PWS 
Wetland Ecology Specialist 
 
Enclosures 
 
ec: Christine McDonald 

City of Rockaway Beach Planning Department   
Megan Biljan, Corps of Engineers 
Heather Dimke, DSL 
Oregon Coastal Management Program  
 

Daniel Evans
Digitally signed by Daniel Evans 
Date: 2025.05.20 16:31:53 
-07'00'
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DE
12   02   2024

2024-0657

WETLAND DELINEATION / DETERMINATION REPORT COVER FORM

’ > website

[3 Yes 0 No

DSLWD# 2024-0657DSL Reviewer: .DE

Date Delineation Received: 12 ! 02 ! 2024 DSL App.#

October 2021

Proposed Use:
subdivision and development

Project Street Address (or other descriptive location}:

Kittiwake Drive and Riley Street in Nedonna Beaffcfo

Tax Map #

Tax Lot(s)

Business phone #

Mobile phone # (optional)

E-mail:

Phone #(503) 801-2243

Mobile phone # (if applicable)

E-mail: contactchrisl 00@gmail.com

Business phone # (503)706-1930

Mobile phone # (optional)

E-mail: kebsinc@yahoo.com

[3 Fee payment submitted $ 559
0 Resubmittal of rejected report ($100)

] 0 Request for Reissuance See eligibility criteria (no fee)
DSL # Expiration date

City: Rockaway Beach County: Tillamook

Wetland Delineation Information

Wetland Consultant Name, Firm and Address:
Christine McDonald

2901 Brayton Road

Pullman, WA 99163

Latitude: 45.64920 Longitude: 123.93459
decimal degree - centroid of site or start & end points of linear project

Tax Map #2N10W20AB

Tax Lot(s) 10200, 10300, 10400, iOSoO

Ways to pay review fee:

By credit card on t .<4 ' < rpayr r:<nit port.P after receiving

the unique file number from DSL's emailed confirmation
<• By check payable to the Oregon Department of State

Lands attached to the unbound mailed hardcopy OR

attached to the complete signed cover form if report
submitted electronically.

EH LWI shows wetlands or waters on parcel
Wetland ID code

For Office Use Only

Fee Paid Date: / I

I either own the property described below or I have legal authority to allow access to the property I authorize the Department to access the

property for the purpose of confirming the information in the report, after prior notification to 1ha«rimary contact.

Typed/Printed Name: ^nna Song Signature:
Date^f^T^r'-^C^X^Special instructions regarding site"access: _

Project and Site information

Project Name: Nedonna Wave Updated WD

Wetland/Waters Present?

Check Applicable Boxes Below

0 R-F permit application submitted

0 Mitigation bank site

EFSC/ODOE Proj. Mgr: |
E 'l Wetland restoration/enhancement project

(not mitigation)

Previous delineation/application on parcel

If known, previous DSL #

The information and conclusions on this form and in the attached report are true and correct to the best of my knowledge.

Consultant Signature: | Date: /

Primary Contact for report review and site access is ® Consultant 0 Appticant/Owner 0 Authorized Agent

Study Area size: 3.23 Total Wetland Acreage: 0.7600

A complete report and signed report cover form, along with , i - i'i. . : are required before a report review timeline can be initiated by the

Department of State Lands All applicants will receive an emailed confirmation that includes the report's unique file number and other information

Ways to submit report:

Under 50MB - A single unlocked PDF can be emailed to:

wi’llni’il <li lull - ; il > - wi'idsi : >is | 1 ,

50MB or larger - A single unlocked PDF can be uploaded to r

After upload notify DSL by email at r:,i . i< -ro i< . ,t >im :p

OR a hard copy of the unbound report and signed cover form can be mailed to Oregon

Department of State Lands. 775 Summer Street NE, Suite 100, Salem. OR 97301-1279.

Contact and Authorization Information

[x] Applicant ® Owner Name, Firm and Address:

Nedonna Wave Development LLC

Anna Song

2848 SW Sam Jackson Park Rd.

Portland, OR 97201

0 Authorized Legal Agent, Name and Address (if different):

Township 02N Range low Section 20 QQ AB

Use separate sheet for addityonal tax and location information

Waterway: McMillan Ck River Mile: -3
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Figure 1a.  2022 NAIP Air Photo

200 ft

Disclaimer: The information contained in this GIS application is NOT AUTHORITATIVE and has NO WARRANTY OR GUARANTEE assuring the information presented is correct. GIS applications are intended for a visual display of data and do not carry legal authority to determine a boundary

or the location of fixed works, including parcels of land. They are intended as a location reference for planning, infrastructure management and general information only.  The City of Rockaway Beach assumes no liability for any decisions made or actions taken or not taken by the user of the GIS application

The City of Rockaway Beach provides this GIS map on an "as is" basis without warranty of any kind, expressed or implied, including but not limited to warranties of merchantability or fitness for a particular purpose, and assumes no liability for any errors, omissions, or inaccuracies in the information provid

Printed 6 / 14 / 2024
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Figure 1a. 2022 NAIP Air Photo
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Disclaimer: The information contained in this GIS application is NOT AUTHORITATIVE and has NO WARRANTY OR GUARANTEE assuring the information presented is correct. GIS applications are intended for a visual display of data and do not carry legal authority to determine a boundary

or the location of fixed works, including parcels of land. They are intended as a location reference for planning, infrastructure management and general information only. The City of Rockaway Beach assumes no liability for any decisions made or actions taken or not taken by the user of the GIS application

The City of Rockaway Beach provides this GIS map on an "as is" basis without warranty of any kind, expressed or implied, including but not limited to warranties of merchantability or fitness for a particular purpose, and assumes no liability for any errors, omissions, or inaccuracies in the information provid
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{00227281} 

 

August 26, 2025 

 

 

 

By e-mail only to cityplanner@corb.us  

 

The Mayor and Councilors 

City of Rockaway Beach 

PO Box 5 

Rockaway Beach, OR 97136 

 

Re:  Remand of Nedonna Development for Phase 2 PUD approval 

 City file # Remand-25-1 

 Our File No.: 5701.001 

 

Dear Mayor McNeilly and Councilors: 

 

 I’m submitting this letter on behalf of Anna Song and Nedonna 

Development, LLC in response to written evidence and testimony submitted on 

August 19th about the remand of the city’s approval of Phase 2 of the Nedonna 

Wave planned unit development.  I will take the issues raised in turn. 

 

LUBA remanded this application to the City Council to address only two 

questions: 

 

1. Where is the boundary between the R-1 zone and the SA zone? 

2. Does the city’s one-year time limit for an applicant to construct 

public improvements after a tentative plan approval require the holder of a final 

PUD approval to construct all improvements within one year after the final PUD 

approval?  

 

Because Ocean Shores Conservation Coalition (“Oregon Shores”) 

appealed only those two issues to LUBA, and because LUBA remanded the case 

on only those two issues, no other issues are before you now.  The city’s decision 

on all other criteria and issues is now final. 

  

 Mrs. Song and Nedonna Development submit to you that: 
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 1.  The City determined in 2008 that the area proposed for 

development is zoned R-1. 

 

 The city issued three approvals to Nedonna Development in 2008:  the 

final approval of the PUD plan, a later approval to develop the PUD in two phases, 

and the tentative approval of Phase 1 of the PUD.  The final PUD approval 

marked some areas for buildings lots, others for streets, and others as open space. 

 

 In 2008 the city had the same restriction against residential development 

in the SA zone that it does today.  It follows that in 2008 the city must have found 

that the areas proposed for residential development were all outside the SA zone, 

or else the city would not have approved  the final PUD plan.   

 

 Several commenters used various mapping tools and images to suggest 

that the lots in Phase 2 are within the SA zone.  Two commenters based their 

arguments on the City’s online GIS mapping tool.1  This mapping tool states that 

the information on the GIS map is not authoritative, the city does not guarantee 

that the information is correct, and the map cannot be used as a substitute for 

official information.  The map does not override the City’s three land use 

decisions in 2008 that determined the zone boundary. 

 

 

 
1 Gary Corbin letter of August 16, 2025 and Oregon Shores Conservation Coalition letter 

of August 19, 2025. 
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One commenter, Danny Wilhelmi, submitted a map he created by 

overlaying a satellite image of the property over the City’s zoning map.2   While 

this image could be useful for as a general reference, like the City’s GIS mapping 

tool, it is not authoritative.3   

 

Another commenter, Nancy Webster, submitted mapping images to show 

informal wetland delineations in the Nedonna Beach neighborhood.4  The 

submitted maps are online GIS mapping tools from the Department of State Lands 

(DSL), U.S. Fish & Wildlife Service, and Federal Emergency Management 

Agency.  These mapping tools, like the City’s GIS map, provide legal disclaimers 

stating that the GIS maps are for “informational purposes and may not be suitable 

for legal, engineering, or surveying purposes.”5  The maps are not zoning maps 

and do not dictate the location of the City’s zoning boundaries.  In addition, these 

maps do not amount to a zone boundary determination under RBZO § 3.080(5), 

which requires a site investigation by a qualified agent, and they do not override 

the wetland delineation of the property that DSL validated and approved on May 

20, 2025.  

 

 In short, neither the mapping tools nor the images override the City’s three 

2008 approvals, all of which have become final and unappealable.  None of the 

maps provide any insight into how the City interpreted RBZO § 3.080(5) in 2008.   

 

 The authoritative statement of the boundary line is in the first of the City’s 

three decisions in 2008, which states that the PUD includes 3.9 acres in the R-1 

zone and 2.33 acres in the SA zone, “determined by a wetland delineation report 

and survey concurred with by DSL.”  The Phase 2 lots are all within the area that 

the City declared to be R-1 in 2008. 

 

2.  Condition of Approval No. 1 of the 2008 Final Approval applies only 

to tentative plan approvals of subdivisions, not to final approvals of PUDs. 

 

 The final approval for the PUD contains several relevant conditions of 

approval, including condition no. 2 under “Improvement Agreement” and 

condition no. 1 under “Final Plat.” 

 

 Improvement Agreement condition no. 2 is:  “Prior to final plat approval, 

all on-site improvements shall be completed as necessary to serve the project.” 

 

 
2 Danny Wilhelmi letter of August 19, 2025. 
3 Note that the City’s online GIS map places all of the houses on Song Street, and many 

of the houses on Kittiwake Drive north of Song Street, in the SA zone, meaning that if 

the map is correct, none of those houses should exist. 
4 Nancy Webster letter of August 19, 2025. 
5 Quoting a portion of DSL’s legal disclaimer. 
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 Final Plat condition no. 1 is “The developer shall complete the 

improvements within one year of tentative plan approval unless an extension is 

granted by the City to complete improvements.  Final plat review shall conform 

to the procedures of RBZO Article 10 and Article 13.”  [Emphasis added.] 

 

 Oregon Shores argues that because Nedonna Development did not 

complete the public improvements for Phase 2 within one year after the city issued 

its final approval for the PUD, the city’s approval of the PUD has expired.   

 

 Oregon Shores misconstrues Final Plat condition no. 1, both as to its plain 

language and as to its context. 

 

 Final Plat condition no.1 gives a developer one year to “complete the 

improvements.”  That one-year period begins when the city issues a “tentative 

plan approval.”  The PUD approval  was not a tentative plan approval – it states 

that it is a final approval – and it has no relation to this condition. 

 

 The City did issue a tentative plan approval for Phase 1.  Less than one 

year later the City reviewed and approved the final plat for Phase 1.  The final plat 

for Phase 1 was recorded in February 2009, less than one year after the city issued 

its tentative approval of Phase 1. 

 

 Improvement Agreement condition no. 2 states that the City will not issue 

final plat approval until “all on-side improvements [are] completed as necessary 

to serve the project.”  The City issued its final plat approval for Phase 1, signed 

the plat, and approved the plat to be recorded.  The City could not have issued its 

final plat approval for Phase 1 unless the City found that Nedonna Development 

had completed all on-site improvements necessary to serve the project. 

 

 The argument of Oregon Shores also overlooks Exhibit D of the City’s 

2008 final approval in which the City discusses and lists the required 

improvements for each phase.  This discussion can be found on page 1487 to 1493 

of the LUBA record.  Oregon Shores’ interpretation of Final Plat  condition no. 1 

conflicts with the plain wording of condition no. 1 and the context of the City’s 

approval of the PUD and of Phase 1. 

 

Nedonna Development is now seeking City approval of the tentative plan 

for Phase 2.  When the City’s approval becomes final, Nedonna Development will 

have one year to build the improvements unless it obtains an extension.  This is 

what occurred with Phase 1.  In early 2008, Phase 1 received tentative plan 

approval.  Within one year the applicant completed the required improvements 

and received final plat approval.  The City’s subdivision ordinance further 

supports this interpretation because the requirements for obtaining final plat 

approval of a subdivision mirror the language of Final Plat condition No. 1.6 
 

6 See §5 and §11 of the Rockaway Beach Subdivision Ordinance, Exhibit 1 at pages 3-6. 
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3. Emergency Ingress and Egress is not before you on remand. 

 

Three commenters submitted testimony regarding emergency ingress and 

egress from the Nedonna Wave property.7  The planning commission responded 

to similar concerns by applying two conditions to its approval of this application.  

The conditions appear on page 331 and 332 of the LUBA record and requires the 

following: 

 

p. The Applicant shall provide a traffic study for the development, 
including peak season and emergency evacuation needs, as well as the 
intersection of US Highway 101 and Beach Street. 
 
t. The Applicant shall submit evidence that tsunami evacuation 
routes are sufficient to meet the proportional evacuation needs created 
by the proposed development. 
 

If a local government limits the issues on remand to the issues that LUBA 

has remanded to the local government, then opponents may not challenge the 

application based on any issues that they could have raised in the first appeal, if 

they did not actually raise those issues.  McCulloh v. City of Jacksonville, 49 Or 

LUBA 345 (2005); see also Beck v. City of Tillamook, 313 Or 148 (1992). 

 

The City made findings on emergency ingress and egress.  No participant 

appealed those findings to LUBA, LUBA’s remand did not include any issue 

relating to ingress and egress, and the issue is not before the City Council now. 

 

4. Much of the new testimony is unrelated to the remaining issues. 

 

 Most of the other testimony submitted on August 19 was unrelated to the 

two issues that remain in the case.  That unrelated testimony included statements 

about flooding and runoff, city drinking water and storage, fish and wildlife 

protections, and alleged FEMA requirements.  One commenter, Delta Holderness, 

raised issues about compliance with the 2008 condition of approval No. 7, home 

building permits on property associated with Phase 1, and a comprehensive build-

out schedule.8  No one appeals those issues to LUBA and they are not before the 

City Council on remand. 

 

 
7 Mary Erwert letter of August 14, 2025, Kenneth and Gullan Bragg letter of August 19, 

2025, and Kathie Raisler letters of August 19, 2025. 
8 Delta Holderness letter of August 19, 2025. 
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The City Council is only to consider testimony and evidence related solely 

to the boundaries of the R-1 and SA zones on the property and whether the City’s 

approval of the PUD plan has expired, and then make findings on those two issues.  

5. Conclusion.

The 2008 PUD approval was a final approval, not a tentative approval.  It

has not expired.  The City has already found that the lots in Phase 2 are outside 

the SA zone and can thus be legally developed for residential use. 

As your prior decision stated, the proposed tentative plan for Phase 2 

complies with your zoning code and the other applicable requirements.  Mrs. Song 

and I ask that you again approve her application to build Phase 2 of the Nedonna 

Wave PUD.   

Very truly yours, 

ALTERMAN LAW GROUP PC 

Dean N. Alterman 

Dean N. Alterman 

Exhibit 1: Rockaway Beach Subdivision Ordinance, in part 

Copy: Mrs. Anna Song (e-mail only) 
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