




















































































factors affecting economic development in Rockaway Beach and any advantages,
opportunities, disadvantages, or constraints these factors may present. It ends with
a discussion of the comparative advantages formed by the mix offactors present
in Rockaway Beach and the implications for the types offirms most h"kely to
locate in Rockaway Beach.

There is little that Rockaway Beach can do to influence national and regional
conditions that affect economic development. Rockaway Beach, however, can
influence local factors that affect economic development.

WHAT IS COMPARATIVE ADVANTAGE?

Each economic region has different combinations ofproductive factors: land
(and natural resources), labor (including technological expertise), and capital
(investments in inftastructure, tec1mology, and public services). While all areas
have these fuctors to some degree, the mix and condition ofthese factors vary.
The mix and condition ofproductive factors may allow firms in a region to
produce goods and services more cheaply, or to generate more revenue, than firms
in other regions.

By affecting the cost ofproduction and marketing, comparative advantages
affect the pattern of economic development in a region relative to other regions.
Goal 9 and OAR 660-009-0015(4) recognizes this by requiring plans to include an
analysis ofthe relative supply and cost offactors ofproduction. An'analysis of
comparative advantage depends on the geographic areas being compared.
Economic conditions in Rockaway Beach will be largely shaped by state and
regional economic conditions affecting the Oregon Coast, especially conditions
affecting tourism. This section focuses on the comparative advantages of
Rockaway Beach relative to the Oregon Coast, as well as Tillamook County. The
implications ofthese individual factors for Rockaway Beach's overall
comparative advantage are discussed at the end ofthis section.

LOCATION

Rockaway Beach's location will substantially influence its future
development. Rockaway Beach is located on the Oregon Coast in Tillamook
County on Highway 101. Rockaway Beach is north ofthe City ofTillamook and
the intersection ofHighways 6 and 101, and south of the City ofSeaside and the
intersection ofHighways 26 and 101. Rockaway BeaCh's location has played a
critical role in the City's growth in recreation and tourism and will continue to
have implications for economic development in the City.

• Rockaway Beach is located on Highway 101, which provides easy
automotive access for visit!Jrs and residents, as well ,as access for tnJcks
delivering goods.

• Rockaway Beach has access to visitors from the Portland metropolitan
area. Rockaway Beach is located approximately 90 miles or a two-hour
drive from both Portland and Salem. Rockaway Beach's proximity to
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these and other cities in Western Oregon gives Rockaway Beach access to
tourists from these areas.

• Rockaway Beach offers access to rural housing and recreational
opportunities. Rockaway Beach has a small-town atmosphere and aecess
to a rural coastal lifestyle, which provides housing, second-housing, and
lifestyle options to year-round residents, part-time residents, and visitors.
Rockaway Beach's location on the Oregon Coastprovides ample
opportunities for outdoor recreation. In short, Rockaway Beach is a
destination community with a comparatively narrow selection of
shopping, entertainment, or dining establishments.

Rockaway Beach's location is a comparative advamage for recreational and
tourism in Rockaway Beach because ofthe City's access to visitors from the
Willametle Valley and the Portland metropolitan area in particular.

- -. - . - - _ _ _ _ _ __ ..How.ever,Row.YV..J!Y Beach 'sl~c!ltioll '!!!I_o creates disadvantages for
economic development because finns that need access to 1-5-or a major state
highway connecting with the Portland metropolitan area are unlikely to locate in
Rockaway Beach. This limits the type ofindustrial employment likely to locate in
Rockaway Beach, especiallymanufactoring and other transportation dependent
industries.

TRANSPORTATION

A number oftransportation options are available in Rockaway Beach,
including state highways and the Tillamook Bay Railroad Rockaway Beach is
located on Highway 101, approximately 16 miles north ofHighway 6, which
leads to Hillsboro, and approximately 35 miles south ofHighway 26, which
connects Seaside and the Portland metropolitan area. These roads give Rockaway
Beach access to touristS from the Portland metropolitan area and the Willarnette
Valley.

As Rockaway Beach grows, the City plans to improve conditions within the
downtown area, on.the 6.block segment ofHighway 101 that stretches from
South 3'" Avenue to North 3'" Avenue. In the City ofRockaway Beach's
DowntownT~rtationPlan from June 2003, the goals fur this area are to
improve mobility, safety, accessibility, and to strtmgthen pedestrian and bicycle
facilities. This plan contains irojrrovements for Highway 101, including bwlding
sidewalks and adding parking'throughout the downtown area. hnproved
pedestrian and bicycle facilities are also proposed.for Miller Street, as well as for
the railroad crossings. Additional parking would also be created on Pacific Street.
The City hopes to explore the option of creating a Special Transportation Area for
the dDwntown region.

One rail line runs through Rockaway Beach: the PDrt DfTillamook Bay
Ral1road. The 90-mile Port ofTillarnook Bay Railroad (pOTB) DWUS and operates
this line ftom near Hillsboro to TillarnoDk. The POTH is one Dfthe most rugged
rail lines in the state with gradients of 3.75 percent and numerous curves ofup to
17 degrees. POTB interchanges with the P&W at Banks, Oregon. Passenger rail
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service is not available in Rockaway Beach. The closest available passenger
service is in Portland.

PUBLIC FACILITIES AND PUBLIC SERVICES

Public policy support for economic development includes policies that local
governments have to support economic activity, such as economic development
policies and local tax policies. This section discusses broad economic
development policies from Rockaway Beach's (1992) comprehensive plan and
compares property tax rates between Oregon, Tillamook County and Rockaway
Beach.

Rockaway Beach's comprehensive plan includes a number of economic
policies designed toirnplement the goal ofmaintaiJting the City's focus on
tourism, including the following:

• Encouraging !he expansion of tourism accommodations

• Strengthening the downtown commercial area to serve residents and
tourists, including upgrading the physical appearance of!he area and
buildings, providing additional parking, and developing a pedestrian
oriented environment

• Supporting the promotion of tourism at the Chamber ofCommerce and
local businesses, including assisting wi!h a Chamber ofCommerce
mllIketing program to market the City to tourists

• Providing commercial land for expansion of City's businesses

• Supporting the development ofin-home businesses

• Marketing the City as part ofthe Tillamook Enterprise Zone

• Working cooperatively wi!h Tillamook County and the Oregon Tourism
Alliance to market !he City to tourists

• Cooperating with community groups to market the City to retirees and
enhance !he region's medical facilities

PROPERTY TAXES

The property tax rate in a jurisdiction can affect the location decisions of
households and businesses. Table 5-6 shows the average property tax rates per
$1,000 assessed value for Oregon, Tillamook County, and Rockaway Beach in
2005-2006. Table 5-6 shows iliat !he property tax rates in Rockaway Beach range
from lower 10 somewhat higher lhan Tillamook County and are higher than
Oregon's property tax rates.
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Table 5-6. Property Tax Rate,
per $1,000 of assessed value,
Oregon, Tillamook County and
Rockaway Beach, 2005·2006

Area
Rockaway Beach
TIllamook County
Oregon

Tax Rate
Iper $1,000

assessed value)
$10.04-$10.43

$10.66
$15.37

Source: Oregon Department of Revenue,

ENTERPRISE ZONE

Rockaway Beach has an enterprise zone that covers all commercial areas
- - -witlrinthe-city-limits•.·I'he,enterprise.zone-offersJasterpennittjng aDQ_IQW~.cQ~.

for connection to public facilities, such as water and wastewater, to qualiJYing
businesses. According to the City Manager'Joanne Dickinson, the enteIprise zone
has been used by a business once during her sixteen year tenure with the City.

WATER

. The Public Works Department ofthe City ofRockaway Beach provides
drinking water to the residents ofRockaway Beach. According to the 1999 "City
ofRockaway Beach Water System Master Plan," Rockaway Beach's drinking

,water comes from Jerry Creek and two wells. Jerry Creek is located north oftbe
City and tbepump installed there is capable ofproducing 450 gallons per minute.
The water rights for Jerry Creek allow the City to withdraw up to 896 gallons per
minute (2.0 cubic feet per second). The wells are drilled to a depth of50 feet and
produce about 175 gallons per minute apiece, which is the maximom allowed
underthewells' water rights pennits:Waterfrom Jerry Creek is pumped to a 1
million gallons per day (700 gallons per minute) treatment facility constructed in
1981-82. The water from the we1ls may be discharged directly into the raw water
pump station but may also be bypassed directly to the treatment plant clearwell,
where it is used to supplement the Jerry Creek source and elevate the pH ofthe
water. Water is treated by chlorination and detained in a 34,300 gallon-clearwell..

The City ofRockaway Beach does not have has sufficient access to water and
water1Ieatment to meet current demands during peak times. On the Fourth ofJuly
weekenll, Rockaway Beach can have up to 10,000 people staying in the City. This
level ofdemand exceeds the City's capacity to provide sufficient water. The City
is currently negotiating for water rights from Spring Lake.

WASTEWATER

The City ofRockaway Beach also provides wastewater treatment to residents
ofRockaway Beach. The Rockaway Beach Wastewater Treatment Plant service
aTea includes not only the City ofRockaway Beach but also the Nedonna Beach
aTea.
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The "Wastewater System Facilities Plan and Master Plan," revised in May
2006, forecast that the City would have 3,323 pennauent residents by 2022, which
is significantly greater Tillamook County's forecast of 1,709 residents living in
Rockaway Beach in 2027. By 2022, the "Wastewater System Facilities Plan and
Master Plan" anticipates that the pennanent population plus the transient
population will be about 9,I00 people, except for spikes in the population during
certain holidays, such as Fourth of July.

In 2003, average annual flows were about 027 million gallons per day (mgd),
average dry weather flows were about 0.24 mgd, and average wet weather flows
were about 0.31 mg<!. These are expected to increase to 0.59 mgd average annual
flows, 0.53 mgd average dry weather flows, and 0.68 mgd average wet weather
flows in 2022.

The City has sufficient capacity to meet current wastewater demands and
expects to be able to meet future wastewater needs. The wastewater treatment
plaut is projected to hold up to the projected 2022 flows, but future increases will
strain the capacity ofthe plant. Improvements to the plan are scheduled in three
phases: maintenance and safety projects.are scheduled to occur between 2007 and
2009, and capacity expansion is scheduled for 2013.

LABoR MARKET FACTORS

The availability oflabor is critical for economic development. Availability of
labor depends not only on the number ofworkers available, but the quality, skills,
and experience ofavailable workers. This section examines the availability of
workers in Rockaway Beach.

The labor force in JlllY market consists ofthe adult population (16 and over)
who are working or actively seeking work. The labor force includes both the
employed and the unemployed. Children, retirees, students, and people who are
not actively seeking work are not considered part of the labor force.

The unemployment rate is one indicator of the relative number ofworkers
who are actively seeking employment. Data from the Oregon Employment
Department shows that unemployment in Tillamook County was 5.6% in 2006,
compared with 5.4% in Oregon. The unemployment rate in Tillamook County
through February 2007 continued to be about 0.5% higher than in Oregon.

Figure 5-2 shows a comparison ofthe commute time to work for residents 16
years and older for Oregon, Tillamook County, and Rockaway Beach. Residents
ofRockaway Beach generally spent more time connnuting to worle than residents
ofTillamook County or Oregon. Thirty-nine percent ofresidents ofRockaway
Beach spent.20 to 34 minutes commuting, compared with 18% ofCounty
residents and 30% of Oregon residents. However, Rockaway Beach had a greater
share ofresidents who spent less than 5 minutes commuting than Tillamook
County or Oregon. .
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Figure 5-2. Commuting time to work in minutes for residents 16 years and older,
Oregon, Tillamook CC)unty and Rockaway Beach, 2000
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Education is an important characteristic ofa region's workforce. Fi:rms
consider the availability of educated workers when making decisions about
locating in an area. In addition, higher levels of education are directly related to
income levels, with income generally increasing with educational attainment.

Figure 5-3 shows educational attainment for residents 25 years and older in
Oregon, Tillamook County, and Rockaway Beach. Figure 5-3 shows that
residents ofRockaway Beach and Tillamook County have a lower educational
attainment than the state average. They are less likely to have an associates degree
or a higher degree than the state average.
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Figure 5-3. Educational attainment, residents 25 years and older Oregon,
Tillamook County and Rockaway Beach, 2000
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Source: UC Census 2000.

This labor force analysis shows that Tillamook County has recently had
unemployment rates that are comparable to the state average. Residents of
Rockaway Beach are likely to either work within the City limits or commute to
work in a different city. Residents ofTillamook County have comparable levels
ofeducational attainment to residents ofTillamook County but lower educational
attaimnent than the state average.

The implication of this analysis is that firms considering locating in
Rockaway Beach should be able to find qualified workers unless they need highly
educated wOIkers or workers with specialized skills. Firms in the retail and many
service industries are likely to be able to find qualified workers in Rockaway
Beach,

POTENTIAL GROWTH INDUSTRIES IN ROCKAWAY BEACH

The mix ofproductive factors present in Rockaway Beach, relative to other
communities and regions in Oregon, are the foundation of the region's
comparative advantage. Primary comparative advantages in Rockaway Beach are
its location on Highway 101, location along the northern Oregon Coast, and
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proximity to Portland and the Willamette Valley. These factors make Rockaway
Beach attractive to residents and visitors to the Oregon Coast.

The industries that have shown growth in Tillamook County and Rockaway
Beach over the past few years are shown eatlierin this chapter. These :industries
are indicative ofbusinesses that mightlPcllte or expand in Rockaway Beach. The
characteristics ofRockaway Beach will affect the types businesses most likely to
locate in Rockaway Beach:

• Retail and Services. Tourism and seasonal housing will drive the growth
ofretail and services to serve visitqrs and residents ofRockaway Beach.
Examples include: specialty reta:liers, fums engaged in recreational or
entertaimnent services, restaurants, gas stations, financial services, and
other small.retailers.

• Health Services. Growth in pqpulation and changing demographics may
- ·drive:-the-gtewth-ofHealth'Services-in-RockawayBeach~HealthSel"\l:ices

for the aging population, especially residential facilities for people over
7o-years, may locate in Rockaway Beach becanse ofits location and
amenities.

The report by the Oregon Downtown Development Association "Resource
Team Report for Rockaway Beach, Oregon" identified the following types
businesses as having the greatest chances for success in Rockaway Beach's
downtown:

• Retail: Bookstore/gift shop; specialty apparel and accessories; gifts, cards,
unique arts; specialized sporting goods for beach activities; local arts and
crafts; beach toys and apparel; quality antiqueS and gifts; and toys h"ke
kites and games.

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

• Restaurants: Coffee shop; bakery; specialty foods; and fimrily-style
restaurants.

The report recommended that these businesses have the best chance ofsuccess
ifthey are flexible and responsive to customer needs. For instance, they should
serve residents and visitors and they could offer multiple complementary product
lines. These services will also need to have good viSIbility:from Highway 101 to
attract tourists passing through the City.

EMPLOYMENT FORECAST
Employment growth in Rockaway Beach will be a primary determinant of the

demand for non-residential land in the City's urban growth boundary over the
next twenty years. To forecast employment growth, we began by snrnmarizing
2005 covered emplqyment by sector into three groups with similar types ofland
uses. These land uses and types and the corresponding sectors are as follows:
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• Retail and Services: Retail Trade; Finance, Insurance, and Real Estate;
Health Care; Arts, Entertainment and Recreation; Accommodations and
Food Services; and other services

• Industrial: Agriculture, Forestry, Fishing, and Hunting; Mining,
Construction; Utilities; Manufacturing; Wholesale Trade; and
Transportation and Warehousing.

• Government: Federal, State, and Local Government

As noted in Chapter 2, covered employment only represents 68% of total
employment in Tillamook County on average because it does not include self
employed proprietors and some other classes ofworkers. We increased covered
employment by a factor of 1/.68 or 1.48 to retIect total employment in Rockaway
Beach.

Next, we selected an average annual growth Tate for total employment in
Rockaway Beach for the 2007-2027 forecast period. OAR 660-024-0040 (8) (a)
(ii) allows the City to determine employment land needs based on "The
population growth rate for the urban area in the adopted 20-year coordinated
population forecast..." Based on this safe harbor, employment in Rockaway
Beach can be assumed to grow at the average annual growth rate of 1.02% over
the twenty-year period, using the growth rates for the "highn growth population
forecast for Rockaway Beach shown in Table 2-1.

Table 5-7 shows the results ofapplying this growth rate and assumptions to
the covered employment in Rockaway Beach in 2005. The forecast hy land use
category does not anticipate a shift in the distribution ofemployment between
2007 and 2027. Rockaway Beach ad an estimated 342 jobs in 2007 and by 2027
Rockaway Beach is estimated to have 419 jobs, an increase of77 jobs.

77

2007-2027
Grov,rth

48
7

22
342 100% 419

208 61% 256
35 10% 42

100 29% 122

land Use Type

Total Em 10 ent

Retail and Services
Industrial
Government

Table 5-7. Employment growth by land use type in the
Rockaway Beach UGB, 2007-2027

2007 % 2027
Total Total Tota

Source: ECONorthwast.
Note: shaded cells indicate- assumptions by ECONorthwesL
Indusbiaf employment in 2007 is an estimate.

IMPLICATIONS FOR LAND DEMAND
Employment growth in Rockaway Beach will drive demand for industrial,

commercial, and public land. To estimate the demand for land generated by
employment growth, ECO used factors for the number of employees per acre for
each of the three land use types used in the employment forecast This variable is
defined as the number ofemployees per acre on non-residential land that is

Rockaway Beach Urban~zarlOn Study June 2007 ECONorthwes! Page 5-19



developed to accollUllodate employmentgrowth. There are few empirical studies
ofthe number of employees per acre, and these studies report a wide range of
results. illtimately the employees/acre asSUlIlpti?US reflect a judgment about
average densities and typically reflect a desire for increased density of
development. RCO based the density assmnptions for employment in Rockaway
Beach on the range ofassnmptions presented in the DLCD's Goal 9 Guidebook.

The other assumption thatECO made is a net to gross factor. The EPA
assumptions are employees per net.acre (e.g~ acres that are in tax lots). As land
gets divided and developed, some of the land goes for right-of-way and other
pubjic uses. The net to gross factor varies by land use, but ZOOI. is a reasonable
assumption for employment lands.

Table 5-8 shows estimated demand for employment land in the Rockaway
Beach UGB by land use type for the 2007-2027 period. The results Show that
Rockaway Beach will need an estimated 8 gross acres ofland for employment

___within if!; UG~ !<>J:!lle7!!QHQ.:n.Q!;!iEc1, ..__ _ _ _ __ _

Table 5-8. Estimated demand for employment land in
the Rockaway Beach UGB by land use type, 2007-2027

land UseTyp9

2007-2027
Retail and Services
Industrial
Government

Total

Source: ECONcr1hwest

Total
New
Emp.

48

7
22
77

Emp.
Per Nat

Acra

12
10
12

4.0
0.7
1.8

6.5

Need
(Gross
Acres)

5.0
0.9
2.3
8.2

Chapler 3 provides an inventory ofbmldable land IlVlIllable for employment
useS over the planning period. The City has no land zoned for industrial uses,
which may not present a problem because the City does not have a good location
for industrial uses, as discussed earlier in this chapter.

Employment growth in Rockaway Beach is expected in the each of the
categories defined by type ofland use: Retail and Services, Industrial, and
Government. There are a wide variety offirms within each ofthese categories,
and the required site and building characteristics fur these firms range widely. As
such, a variety ofparcel sizes, building types, and land use designations in
Rockaway Beach are required to accommodate expected growth.

More specific site needs and locational issues for fums in potential growth
industries include the following issues:"

22. The following discussion is taken in part fiom the: Bear Crsek Valley Economic Opportunitif!.i Analys18, BCONorthwes4 2006.
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• Parcel configuration and parking: Larger Industrial and Commercial
finns that require on-site parking or truck access are attracted to sites that
offer adequate flexibility in site circulation and building layout. Parking
ratios of0.5 to 2 spaces per 1,000 square feet for Industrial and 2 to 3
spaces per 1,000 square feet for Commercial are typical ratios for these
finns.

• Soil type: Soil types are not very important for the types of finns likely to
locate or expand in Rockaway Beach-provided that drainage or
subsidence are not a major issue.

• Road transportation: Most finns are heavily dependem upon surface
transportation for efficient movement of goods, customers, and workers.

• Pedestrian and bicycle facilities: The ability for workers to access
amenities and support services such as retail, banking, and recreation areas
by foot or bike is increasingly important to employers, particularly those
with high-wage professional jobs. The need for safe and efficientbicycle
and pedestrian networks will prove their importance overtime as support
services and neighborhoods are developed adjacent to employment
centers.

• Fiber optics and telephone: Most ifnot all industries expect access to
multiple phoiIe lines, a "full rlinge oftelecommunication services, and high
speed"internet communications.

• Potable water: Potable water needs range from domestic levels to
1,000,000 gallons ormore per day for some manufactoring firms. The
demand for water for fire suppression also varies widely.

In summary, the site requirements for industries have many common
elements. Finns in all industries rely on efficient transportation access and basic
water and sewer, but may have varying need for parcel size and configuration.
Pedestrian and bicycle access are needed for commuting, recreation and access to
support amenities.

Table 5-9 shows site needs by site size. The estimate ofneeded commercial
and retail sites builds offofthe 20-year employment forecast. Employees and
employers are distnbuted in ratios similar to those in 2005. The distnbution
assumes that Rockaway Beach will continue to attract sinnlar types of employers
in the future as exist in the City now, with the majority employment growth in
retail and commercial use and little need for sites for industrial use. It also
assumes that the average number of employees per firm (5.7) will continue into
the future.

The site needs analysis results show that Rockaway Beach needs 10 provide
between 8 and 18 commercial and retail sites on about 12 acres to accommodate
employment growth between 2007 and 2027.
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sl;re of
firm

Table 5-9. Needed commercial and
retail sites by site size,
Rockaway Beach, 2007-202.7

Est. 'Total
Acres Average Sites

Needed Site Size Needed

>20
10-19
1-9
Total

3 2-4ac 1
3 1-2 ac 1-2
6 < 1 ac: 6-16

12 .8-18

Source: Estimates by ECONmthwast

The identified site needs shown in Table 5-9 do not distinguish sites by
comprehensive plan designation but the need is for commercial and retail sites.
Retail and service uses could locate in commercial zones, mixed-use zones, and in
some instances residential zones.

.__..- -- - --- - _.. ,'- - - --
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Comparison of Land
.;;.Ch;.;;;;a,:;.;Pte.;.;.r..;.,6 S==-upPIy and Oemand

This chapter sunnnarizes from data and analysis presented in Chapters 2
through·5 to compare "demonstrated need" for vacant buildable land with the
supply of such land currently wi1hin the Rockaway Beach UGB and city limits.
Chapter 2 described population and employment forecasts, Chapter 3 described
land S\lPPly, Chapter 4 descnbed residential land needs, and Chapter 5 described
land needed for employment.

This chapterbegins wi1h a discussion ofpopulation and employment
forecasts. Chapters 4 and 5 estimated lands needed for housing and employment.
01her facilities, however, will require land. The following section estimates land
needed for o1her uses; 1he chapter concludes wi1h a comparison ofland supply
and land demand for 1he 2007-2027 period.

POPULATION AND EMPLOYMENT FORECASTS

Table 6-1 shows a summary ofpopnlation and employment forecasts for
Rockaway Beach for 2007 to 2027. Tillamook County forecasts 1hat Rockaway
Beach's population will grow by:H5 reSidents between 2007-2027, at an average
annual rale of 1.02%, Total employment is forecast to grow by 77 jobs during the
same period, also an average annual rate of 1.02%.

Table 6-1. Summary of population and
employment forecasts, Rockaway Beach,
2007-2027

Year Population

2007 1,394
2010 1,438
2020 1,598
2025 1,677
2027 1,709

Change 2007·2027
Number 315
Percent 23%
AAGR 1.02%

Total
Employment

342
353
392
411
419

77
23%

1.02%

Pop/Emp

4.08
4.08
4.08
4.08
4.08

Source: TlUamook County and ECONorthwest
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LAND NEEDED FOR OTHER USES
plies need to provide land for uses other than housing and employment.

Public facilitieS such as schools, hospitals, governments, churches, parks, and
other non-profit organizations will expand as population increases. Many
communities have specific standards for parks. School districts typically develop
population projections to forecast attendance and need for additional faCilities. All
ofthese uses Will potentially require additional land as it city grows.

Previous chapters estimated land demand fur housing and employment; this
section considers other uses thatCOIWume land and mnst be included in laud
demand estimates. Demand fur these lands largely occurs independent ofmarket
forces. Many can be directly correlated to population growth.

For the pwpose ofestimating land needed fur other uses, RCO classified these
lands into three categories:

• Lands neededforpublic operations andfacilities. This includes lands for
city offices and maintenance facilities, schools, state facilities, substations,
and other related public facilities. We did not calculate land needs fur
public"operations mid facilities because the City owns about 14 "acres of
vacant land.

• Lands neededfor semi-public uses. This includes churches and fraternal
Grganizations. ECO calculated land needs using acres per"I,OOO persons
for all lands ofthese types.

Table 6-2 shows land in public aud semi-public "uses by type. The data show
that Rockaway Beach had a total of202 acreS in 97 tax lots in public and semi
public uses in 2007. lbis equates to about 47 acres per 1000 persons. The largest
uses were the City ofRockaway Beach, Tillamook County, and schools. About
two-thirds ofthe land shown in Table 6-2 (129 acres) is vacant.

Table 6-2 also shows assumed need. The assumed need WIll be applied to
population to estimate future lands needed for public and semi-public uses. The
adjustments were made to aecount for Rockaway Beach's size, future population
growth, and averages from other cities. For example, the City oWns a lot of
property; some of that property is not developed and will be made available for
future expansion ofCity operations thus reducing the future need for City land.
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Table 6-2. Summary of public and semi-public uses by type,
Rockaway Beach, 2007

Type of Use . Tax Lots Acres
Acres/l000

persons

Assumed Need
(Acresl1000

Persons)

Churches
City
Fraternal
School
State
County
Other uses

9
34
2
7
8

33
4

8.2
67.0

0.3
45.0
20.1
60.1
1.50

6.1
49.8

0.2
33.4
14.9
44.7

1.1

1.9
0.0
0.1
0.0
0.0
0.0
0.0

Total 97 202.1 150.3 2.0

Source: Tillamook County GIS and Assessment data: analysis by ECONorthwest

Public and semi-public uses occur in most plan designations in Rockaway
Beach. Table 6-3 shows public and semi-public land uses by plan designation.
The data show 1hat 53% ofthe City's public and semi-public lands occur within
Special Wetlands Areas, the majority ofwhich are undeveloped. The majority of
developed public and semi-public uses (30%) occur in residential zones. Uses in
residential zones commonly include city lands, schools, churches, and fraternal
organizations.

Tax Lots AcresPlan Designation

Table 6,3.Stimmary of public and semH>ublic ..
uses by plan designation, Rockaway Beach 2007

Percent of
Acres

Commercial
Open Space
Residential
Special WeUands Area
Waterfront Development
Total

19 9.9
4 19.9

66 61.2
7 107.6
1 3.6

97 202.1

5%
10%
30%
53%

2%
100%

Source: lillamook County GIS and A6Bessment data.; analysis by ECONorthwest

Table 6-4 shows estimated need for public and semi-public land for the period
2007-2027. Based on the assumed land need, Rockaway Beach will need to plan
for about 2 acres for public and semi-public uses between 2007 and 2027.

Esti~ed

"Need
(acresType of Use

Table 6.4. Estimated public and semi-pUblic
land need, Rockaway Beach UGB, 2007-2027

Assumed
Need

(Acresl1000
Persons)

Churches
Fraternal

6.1
0.2

"1.9
0.1

Total 6.3 2.0

Source: TIllamook County GIS and Assessment data; analysIs by ECONorthwest
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SUMMARY OF LAND NEED AND DEMAND

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

• Total land demand for aIllises is estimated to be 108 gross buildable acres
fot the 2007-2027 period.

• The City will need about 98 gross acres for residential uses between 2007
and 2027. Ofthis, 24 acres will be needed for primary homes ofresidents
ofRockaway Beach and 74 acres will be needed for vacation homes under
the high demand scenario.

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

• The City will need about 2 gross acres for public and semi-public uses-. -'b-etween 20iHand 2oi7:--~' .. - .... - - . - - .. .-

Table 6-5. Estimated total land need, Rockaway
Beach UGB, 2007-2027

Land Use

Residential
Primary homes

Singla-famny detached
Manufactured
eondolTownhornes
Multifamily

Subtotal - Primary homes
Vacation homes (high demand)

Singla-family
MuJllfamily

Subtotal - Vacation homes
Subtotal· Residential

Non-Resldenllal (Employment)
Retail and SllIVices
Industrial
Government

Subtotal· Non-Residential
Oth.... (publlelSemJ.Publlc)

ChurChes
Fraternal

Subtotal· PubllelSemi-PubJic
Total Land Need

SoU""" ECONorthwes'

Land Need
(Gross Acres)

16.3
52
1.3
12

23.9

50.0
23.5
73.5
97.5

5.0
0.9
2.3

8.2

1.9
0.1

2.0
107.8

Table 6-6 shows a comparison of estimated land need and land demand for the
Rockaway Beach UaB between 2007 and 2027. The results lead to the following
findings:
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Land use type

• .The City has a surplus ofabout 57 acres ofresidential land.

• The City has a deficit of4.4 acres ofland for commercial uses.

Table 6-6. Comparison of land need and land
supply, Rockaway Beach UGB, 2007-2027

Land Supply Surplus
demand 2007 (deficit)

Residential
Commercial
Total

99.4 156.4 57.0
8.2 3.7 (4.4)

107.6 160.1 (4.4)

Note: Negative numbers representa deficit of acres and are shown In
parenthesis (). The numbers- mpresent the amount of buildable land
that Rockaway Beach will need 10 Bd~ 10 its UGB 10 aa:ommodale dBvalopmenL
BuildablBIand in Ihe WaIorfronl DavalopmBnt "'no (WD) [1.5 Beres) was a1localBd 10
employment uses. No uses in thts disbict are pennltted outright bul msfdentfal
and commercial development is a condition.aJ USB.

In summary, it appears that Rockaway Beach has enough residential land to
accommodate both year-round resident growth as well as seasonal units. The City
appears to have a small deficit ofcommercial land. The City should consider
expanding the commercial district east ofHighway 101 to include zoning for local
services. Part ofthis need could also be met tbrough redevelopment of existing
commercial uses, or by requiring condominium developments to include ground
floor commercial space.
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MEMORANDUM

To: Board of County Commissioners
From: Valerie Soilihi, AlCP, Coastal Resource Planner
Cc: Gerald Parker, Director
Dme: November 20, 2008

Re: OA-08-04, a request to amend the Tillamook County Comprehensive Plan to
.acknowledge the actions of. the City of Rockaway )leach amending its
comprehensive plan, updating urban growth management policies and the buildable
lands inventory

At your meeting on November 26, 2008 you are scheduled to hold a public hearing and make a
legislative decision on amendments, in the form of an addendum, to the Comprehensive Plan
proposed in OA-08-04. Ifapproved, Goal 14, Urbanization of the Comprehensive Plan would be
amended to acknowledge the updated Urbanization Study and buildable lands inventory adopted
by the City of Rockaway Beach inFebruary 2008.

On November 13, 2008, the Tillamook County Planning Commission held a public hearing on
this matter, at which no public testimony was received. The Planning Commission passed a
unanimous motion to recommend to the Board of County Commissioners approval of the
amendments proposed in OA-08-04, and associated actions, based on findings presented in the
StaffReport and other relevant information.

The Staff Report, City of Rockaway Beach's Ordinance No. 08-01, adopted comprehensive plan
mnendments and Urbanization Study, and minutes from the Planning Commission hearing are
attached.



TILLAMOOK COUNTY PLANNING
COMMISSION

November 13, 2008
Beginning at 7:00 pm

.{i~~i;,.~1~::-~~.
I. CALL TO ORDER: Chair Heckeroth opem'" meeting at 7:05 pm.

.f/;~~'" .
'....~

.~?,l;A:~~'\ \\ "'/
ROLL CALL: Terry Jones, Merrianne ~':1:'frnan, Gale Ousele, "
Heckeroth, and Ray McFarlane. Staff~t,;t.J.saPr,gps, Long Rlih~ienior
Planner., "'f.~~~)t:;"'" ,,"'

Chair Heckeroth decided to hear lf~!}h!ic Presentati.b~;~y'Tom Bender on

Affo:e::~ '~~~~,r,~::,::":::':;,,,:.~~~"
Neahcasa ".t:wi~~:$;'\~' ~,' 1'"'

38755 Reed R,~" <'1{\i!,
Nehalem, ..t't,!!.",'~1 ~·1i;:; '1\

I::.IJ. "it~'o,! ,~,,%~tr

....,~... ~i~~t~\~ . :/
Tom Be114,¢i1f'''' i~lfb'J~:~ordab1ehousing. Mr. Bender then
enterqiJhto the r' ~'Ma~11/8/08 that was sent to the Department.
He'''' e the P COJi'lii!fi.iision his two proposed ordinance amendment
options, as to credW;.,a new!;definition for Community Land Trust Housing
the other end the;1ural Residential zone. Mr. Bender indicated that he had
spoken with , ' ~l6fCommunity Development on two possibilities to
move forward' '!'One would be to go through an Ordinance Amendment
process and the 0 "would be a Policy Provision. He then went on to explain
that the Tillamook'County Land Use Ordinance (TCLUO) provides for Accessory
Dwellings as an outright use in all areas ofthe Countybut Neahkahnie where it is
listed as a Conditional Use.

Mr. Bender indicated that PUD would be willing to collaborate with Neahcasa on ,
a zero energyhome. He went on to explain what a Zero Energy home was.

Commissioner McFarlane said that he understood what he was trying to do. He
felt that Mr. Bender was on a fishing expedition and that there needs to be an
application submitted prior to the Plamiing Commission making a decision. Mr.

1



She also said she would mention it at the All-Chair CPAC meeting. Affurdable
housing is an issue all oftbe CPAC's have raised.

. II. APPROVAL OF MINUTES: July 10,2008; August 28,2008;
September 11, 2008; SepteDlber 25, 2008; October 9, 2008.

Commissioner Hoffman moved to approve all minutes, with amended
corrections.
Commissioner Jones seconded the motion. Motion passed 5:0

j;d~~1~~,
~'J1:.~:I:: .....m. NEW BUSINESS: ,;:fIF"':'"'' ".

A. OA-08-04: A request to am.end.,~i'tllam .£ounty
Comprehensive Plan to ackno~~ge>th-e actioniFij~,lhe City of
Rockaway Beach amen~.}~:Com~hensive plarl,~i.Wga~g
urban growthmanagemenf~b'~~s an4i;~~ buildable lWlfS
iriventory. LisaPhipps Long ~;!illillor'Planner. "

'ii":,,. "':1.!t~t1".
Chair Heckeroth announced that a sl.iitiliw,,~}Ws bemg"\llitll'dlated for
those who wished to testify and ~os&~ho'~jl:\~~,!e,prcJide ~name and
address so they may fomM'!!Y notified .. esUl.~~,'i:t.eheanng. Staffhanded
out copies oftbe app,)itli$le,i§l;,jteria. He aloudtlie Legislative Proceedings.

:l.~~~:;K.., v~~1.~:~ '~:i\,
There was no chaneb. thi\:I;gIamook Cg}.iiity Planning Commission hearing

this ma::;J!'\/~~~1~~%t.+. '1.\~~,:,.~t'%$~~};';~~f;'fl·

~~~,r~ ~c~~8tS:: ,', er'JIIf~~~~~ ~e~~~ ~~:::~e:~~:e
Council '. as on the :ciPnci1~hen the Buildable Lands Inventory was .
appi:ovedbi~.City ofW\ckaway Beach in Feb. 2008. He has no blas bUt has
concerns aboJ't\1P:Q)cinKl11hsed. Commissioner McFarlane said he would abstain
from VOting.~;;~\;~::~:i'

There was not exparte contact declared by anymember ofthe Commission. .

Lisa Phipps, Long Range Senior Planner for the Department ofCommunity
Development gave the staffpresentation. Ms. Phipps stated for the record that she
is the Mayor ofRockaway Beach. She said she did not vote on the matter but was
present during the discussion. She stated that she did not write the Staffreport and
that it was written by Valerie Soilihi who was unable to attend the meeting due to
the closnre ofHWY 6. Ms Phipps said that this is an Ordinance Amendment
request acknowledging the actions of the City ofRockaway Beach and the
amendments it made to it comprehensive plan updating it's Urban Growth
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Commissioner Mcfarlane said there were several examples ofways of addressing
affordable housing.

1. Using existing structures i.e. hotel conversion to aparbnents.
2. County and Cities looking at their foreclosed lands for suitable sites

for higherdetlsityhousing.
Commissioller Heckeroth asked about safe harbor and the language on page 6-18
on the riparian zones. :Ej:e wanted to know where that was in the big picture and if
safe harbor is something that can surface in the future. Ms. Phipps asked ifhis
question was specific to Rockaway Beach; other wise she asked that the current
issue be wrapped up before this issue is brought up.

Commissioner Jones asked if the City ofRockaway Beae. "~~!\!lY plans to
extend the infrastructure into the Manhattan Beach ar ., Phipps said that it
would need to be annexed and is not currently bein' ." ..,d.

Chair Heckeroth closed the meeting to public !Il.~ffi1r:~'y and'3-~ the floor to
discussion among Commission members. .\~~~;'... ..if

$< 'w'C_".' ~, ~

Commissioner Ousele mov'ed in the matt:r-~l~\:zQ~i~\ased on flnt1t"gs offact
mId other relevant info!Illation in !he staff report':. e Planning Commission
recommend to the Board ofCoun ' . > • sHioners' [Oval of the Ordinance
Amendmentrequestandacknowle . . .ons of,.~1r0fRockaway Beach'
as set forth in their Ordinance 08-01 ~ .' 1J'j'2008 and further
recommend that theCo~ eo-ordinafilL.~. ,..\,?:f,t6 pursue recommended
updates to the UIb!Uj(,'~~\¥J!Il1Sgeme't agreemetit between the County and the
City ofRockaw.a~f.~~~ to'~~ect the Ci~:s revised growth management

policies. ~ "·\~;~:,:(,::.,>)ig('~\'h;t,<,,,, ...JW'
Commis!li,p'n~Iti~mnan*~p!).de;ftiiliffi'(jtion. Motion passed 4/0/1 with
Comm'~Sioner Mi:F~~1' e aB§i···· .

••"'\~(~;~, '\t('1~ ~1:${'
IV. A1j~UPRIz1,tION FOR CHAIR TO SIGN'

APPR:'<\t~fEORDERS, IF NECESSARY:
'~iJf;p~~'

V,@MINISTRATIVE DECISIONS: AR~08-o8(a); AR~08~09

(a); CU-08-12(a); CU~08-13 (a); DP-08-13; GH-07-50(a);
GH-08"(}5(a); GH~08-32(a); MP-06-02; V~08-01(a).

Commissioner Ousele moved to authorize the chair to sign appropriate
orders.
Commissioner Jones seconded the motion
The motion passed 5:0.
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Commissioner Jones would like to see a point system for people planning to build
so that before they start building they can add to the riparian zone by planting
trees and ImJ.1d up some points so they may put their house where they want. He
said that waywe do not get into "well ifl don't plant any trees then they can't tell
me when and how to prune them" by leaving the land the way it is.

Ms. Phipps mentioned that on Nov. 21" the All-Chair CPAC meeting will be held
at 3:00pm and that the Commissioners are invited. She asked that a quorum of

.Planning Commission could not attend, as it was not noticed for a Planning
Commissionmeeting. At the December Planning Commission meeting, the HWY
131 Tl'llDspormtion Refinement Flan will come back in front ..ofthe Commission.
She then said that the Cloverdale CPAC is wrapping up t9-~'ByJ,aws and will
begin the process ofplanning how to bring them to the,ggi;iJrnunity. Ms. Phipps
said that the Steering Committee would go back to \J:1,¢;\:o14I)l\1-nityin January
2009 and if the community decides to move forw~'¢en tli'i~'tewAC will be up
and running. The Cloverdale TransportationR,g.eht PlanS~N~ come before
the Planning Commission some time next witlfilr. Ms. Phipps isw~ on Goal
One and ,was hoping to h~ve it before theP~ng C~ssion b~ ~~¥d ofthis
year but it maynotbe until JsnuarylFebruary 6f\~ti~ Ms. Phipps 18 also

. working on the Land Division Ordinance and th~p. Use Ordinance. She would
like to use the Planning Clll!ll!Iiss~:t9 help prioritiZiiitwisions to these
Ordinances. She hoped that the PI8jj~ili~i:€,ggunissionwbJ,;.)).dld a workshop with
staff'to provide guidance on the prioiit¥Bfi'illi,~~l'!;,,,.,. j~;:"

'~\ .i{;" \··'i.'~~:,ft~·;=:~~+ '

Commissioner Hecl;SfOlli\~~Td what "';it1happenm:g~th the Hawk Creek
Subdivision. Ms. :V~~s sai~~at it has f#\~ back to the drawing board and they
are looking at ~'ffi'~iGluste'!tiSubdivision'@d the Planned Development Overlay.
processes to see wbiclf:·fi~;,ta~~ ..,~~/'(' .

.:,{;;:'};I::!L'N~(~ti~~:;:,;,·'j1.;~~i~k.>.;:'Jf:7> .
¥1!i(:~JO~NT:\~e being no further business Chair Heckeroth.

aaj1lJw1ed them~g at' 9:12 pm.

¢"'~,;l

Kurt Heckeroth, Chair

Kara Graves, Recording Secretary Date

7

I
I

I
I
I


