
Rockaway Beach City Hall is accessible to persons with disabilities. A request for an interpreter for the hearing impaired or for 
other accommodations for persons with disabilities should be made at least 48 hours before the meeting to the City 
Recorder Melissa Thompson at cityrecorder@corb.us or 503-374-1752. 

City of Rockaway Beach 
Planning Commission Meeting Agenda   

 
Date:  
Time:      
Location: 

 Thursday, April 16, 2026 
 5:00 PM 
 Rockaway Beach City Hall, 276 Hwy 101 - Civic Facility    

  
Watch meeting here: rockawaybeachoregon.gov/meetings  
 
Join here to participate remotely on Zoom:   
https://us06web.zoom.us/j/83186174670?pwd=bSPwcgbO5g1sIzWjLl47a6a6gqF9KG.1 
Meeting ID: 831 8617 4670 
Passcode: 265414 
Dial by your location    
253 215 8782 US (Tacoma)    
 
How to Provide Public Comment:  

• Written Comments may be submitted electronically by sending an email no later than 
48 hours prior to the meeting to CityHall@Corb.us 

• In Person – sign-up sheet and instructions will be located on the table outside of the 
meeting room. 

• Virtually on Zoom – use the “raise hand” feature when the Chair announces it is time to 
do so. 

 
   
  
1. CALL TO ORDER  

2. ROLL CALL 

3. PLEDGE OF ALLEGIANCE  

4. APPROVAL OF MINUTES 

 a. March 19, 2026 Minutes 

5. PRESENTATIONS, GUESTS & ANNOUNCEMENTS - None Scheduled 

6. STAFF REPORTS 

 a. Planning Department Staff Report 
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Rockaway Beach City Hall is accessible to persons with disabilities. A request for an interpreter for the hearing impaired or for 
other accommodations for persons with disabilities should be made at least 48 hours before the meeting to the City 
Recorder Melissa Thompson at cityrecorder@corb.us or 503-374-1752. 

7. PUBLIC HEARING - None Scheduled 

8. PUBLIC INPUT ON NON-AGENDA ITEMS  

9. OLD BUSINESS - None Scheduled 

10. NEW BUSINESS 

 a. Review & Score Large Community Grant Applications 

 b. Community Grant Program Review 

 c. Update Regarding Assessing Lot Boundaries 

11. PLANNING COMMISSION COMMENTS & CONCERNS 

12. ADJOURNMENT 
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Rockaway Beach Planning Commission   Page 1 of 3 
Minutes – March 19, 2026 

 

City of Rockaway Beach 
Planning Commission Meeting Minutes 

 

 
Date:     
Location: 

 Thursday, March 19, 2026 
 Rockaway Beach City Hall, 276 Hwy 101 - Civic Facility   

 

1. CALL TO ORDER  

President Hassell called the meeting to order at 5:00 p.m. 

2. PLEDGE OF ALLEGIANCE  
 

3. ROLL CALL 

 Planning Commissioners 
Present: 

Bill Hassell, Penny Cole, Sandra Johnson, Stephanie Winchester, Nancy 
Lanyon, Jason Maxfield, Lydia Hess 

 Council Members Present: Charles McNeilly, Mary McGinnis 

 Staff Present: Luke Shepard, City Manager; Melissa Thompson, City Recorder; Abram 
Tapia, City Planner 

 

4. APPROVAL OF MINUTES 
 

 a. February 19, 2026 Meeting Minutes 

 Motion by Penny Cole, seconded by Stephanie Winchester, to approve the February 19, 2026 meeting 
minutes as presented. 

 Motion Passed by the following vote:  

 Yes: 6 (Bill Hassell, Penny Cole, Sandra Johnson, Stephanie Winchester, Nancy Lanyon, Jason Maxfield) 

 No: 0 (None) 
  

 

5. PRESENTATIONS, GUESTS & ANNOUNCEMENTS - None Scheduled 
 

6. STAFF REPORTS 
 

 a. Planning Department Staff Report 

 
• Tapia gave a presentation providing updates on the Nedonna Wave LLC Land Use Board of 

Appeals (LUBA) case, development code modernization project, Senate Bill 406, Flood Hazard 
Overlay Zone updates, updates to rules on Statewide Land Use Planning Goal 5, and permits 
approved in February. Tapia answered clarifying questions for the Commission. 

 

7. PUBLIC HEARING - None Scheduled 
 

8. PUBLIC INPUT ON NON-AGENDA ITEMS - None 
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Minutes – March 19, 2026 

 

 
 

 

9. OLD BUSINESS - None Scheduled 
 

10. NEW BUSINESS 
 

 a. Review of Small Community Grant Applications 

 
• Tapia gave a presentation sharing the scoring and compiled rankings for the Small Community 

Grant Applications. 

• Commission reviewed scores and discussed each application.  

• Discussion regarding ineligibility of for-profit entities. Concerns expressed regarding Birdies Bay 
Golf application. Comments that the intent was not to allow for-profit entities and suggestions to 
explicitly state it in the application materials going forward.  

• Comments that several of those present were members of the nonprofit applicants. It was noted 
that as nonprofit members, public officials were exempt from potential conflicts of interest 
related to this decision. 

 Motion by Sandra Johnson, seconded by Stephanie Winchester, to recommend that the City Council 
award Small Community Grants in the dollar amounts as follows: 
 
Go Rockaway    $4,999 
TCDD Program    $1,799 
NCAM        $4,999 
Meals for Seniors $4,999 

 
• Lanyon suggested that staff share the Commissioner's concerns with Birdies Bay Golf. 

• Hess requested that staff inform TCDD that the Commission hoped they would ask for more 
money next year. 

 Motion Passed by the following vote:  

 Yes: 7 (Bill Hassell, Penny Cole, Sandra Johnson, Stephanie Winchester, Nancy Lanyon, Jason Maxfield, 
Lydia Hess) 

 No: 0 (None) 
  

 

11. PLANNING COMMISSION COMMENTS & CONCERNS 

 
• Cole commented on the nice weather and visitors in town. 

• Hess was proud of the town for passing the Proclamation supporting the community and human 
rights of all under the US Constitution. Hess suggested improvement of Phyllis Baker Park 
restrooms. 

• Johnson expressed appreciation for the City passing the Proclamation. Johnson was proud of 
improved storefront facades due to grants, and fewer empty spaces. Johnson thanked the 
Planning Commission and City for developing Anchor Street Park and commented on the number 
of people using and enjoying the park. 
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• Lanyon was glad to be addressing parts of the Comprehensive Plan and commented on work in 
other municipalities. Lanyon advocated for the City Council to create an advisory committee for 
parks and paths. Lanyon commented on the Oregon Coast Scenic Railroad schedule. Lanyon 
commented on the Salmonberry Trail, and encouraged bike path connections. 

• Maxfield was impressed by the momentum in town, including grants and projects. Maxfield 
advocated for improvements to Phyllis Baker Park. Maxfield supported design standards for 
downtown and beautification standards. Maxfield expressed support for more investment in bike 
infrastructure. Maxfield shared information about earning free benches for the community 
through plastic recycling. 

• Winchester advocated for more bike racks. Winchester appreciated others' comments and was 
thankful to the Mayor and Council for her reappointment to the Planning Commission. 
Winchester was proud of the momentum of the Planning Commission.  

• McGinnis commented on how facade grants help improve the look of the town, and how it draws 
in more tourists. McGinnis suggested possible Planning Commission involvement in developing 
design standards. McGinnis expressed concerns about potholes on Miller Street that are under 
the jurisdiction of the Port of Tillamook Bay (POTB). McGinnis supported improvements at Phyllis 
Baker Park, noting that the restrooms are clean, but old, and need lights. McGinnis thanked 
those who were reappointed to the Planning Commission.  

• McNeilly shared that the City was planning to refresh the Strategic Plan and encouraged all who 
were sharing ideas to participate in the Strategic Plan engagement. McNeilly said he was 
investigating the possibility of a trolley. McNeilly expressed concerns, as a resident, about 
buildings in the R2 zone that comply with current code, but appear like they belong in an 
industrial zone. 

• Hassell thanked the Mayor for helping with David's Chair. Hassell announced that they would be 
getting a portable battery charger for David's Chair. Hassell advocated for more benches for each 
turnout on the Old Cedar boardwalk. 

 

12. ADJOURNMENT 

 Motion by Jason Maxfield, seconded by Sandra Johnson, to adjourn the meeting at 6:12 p.m. 

 Motion Passed by the following vote:  

 Yes: 7 (Bill Hassell, Penny Cole, Sandra Johnson, Stephanie Winchester, Nancy Lanyon, Jason Maxfield, 
Lydia Hess) 

 No: 0 (None) 
 

 MINUTES APPROVED THE 
16TH DAY OF APRIL 2026  

  
 
______________________________  
William Hassell, President  

ATTEST   

  
______________________________  
Melissa Thompson, City Recorder   
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City of Rockway Beach, Oregon 
276 S. Highway 101, PO Box 5 

Rockaway Beach, OR 97136 
(503) 374-1752 
www.corb.us  

 

 

Planning Department Monthly Report  Page 1 of 1 

MEMORANDUM 
 
TO:  Planning Commission 
FROM:  Abram Tapia, City Planner 
DATE:  April 16, 2026 
 
RE:   Planning Department Monthly Report 
 
 
Project to Modernize the Comprehensive Plan, Zoning Ordinance, and Subdivision Ordinance: 

On April 7th, City Staff met with the Cascadia Partners’ team to formally kick off the project to audit and 
update the City’s development related codes. Staff are reviewing the projects schedule and will set a 
Planning Commission meeting to discuss the project in greater depth.  

The City of Rockaway Beach is working with Cascadia Partners to update local regulations affecting 
residential development. These updates will ensure compliance with State housing laws, address 
permitting and land use barriers, and support housing production, affordability, and choice. Staff will 
review potential amendments to the Comprehensive Plan, Comprehensive Plan Map, Zoning Ordinance, 
Subdivision Ordinance, and Zoning Map. Community input will be gathered through three engagement 
events.  

SB 406: 

Tillamook County Department of Community Development, alongside multiple cities in the County, 
successfully applied for the Housing Planning Assistance Grant from DLCD. This funding was obtained 
to implement the second phase of SB406. The first phase of SB406 included the updated zoning 
regulations that incorporated Middle Housing types into the Zoning Ordinance. The second phase includes 
the adoption of Housing Production Strategies and the preparation of a new Housing Capacity Analysis. 
These projects are intended for jurisdictions to better understand barriers to housing our community 
members and to take actions that can help facilitate housing production, affordability, and choice. 

Tillamook County is in conversation with DLCD and 3J, the consulting firm assigned to this project, to 
finalize the scope of work. The scope of work meeting scheduled for March was rescheduled for April. 
Updates are expected soon. 

Permit Review: 

In March, the Planning Department approved four zoning permits and one sign permit. Projects included 
a multi-use development on Anchor Street, two decks (one on South 2nd and one on Hillside Drive), and 
interior remodels on Hwy 101 South. 
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LARGE COMMUNITY 

GRANTS
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COMMUNITY GRANTS

Grant funds are available to support organizations and entities 

which provide:

• Assistance for essential utilities, food, medical or mental 

health needs, clothing, or shelter. 

• Educational, cultural, social, physical, or recreational 

opportunities for residents. 

• Positive volunteerism that enhances city aesthetics, benefits 

the environment, promotes positive community 

engagement, or support city initiatives or projects.

The City of Rockaway Beach runs two Community Grant programs - a Small Grant 

and a Large Grant - to provide support to non-profit, not-for-profit organizations, 

and community entities that serve the Rockaway Beach community.
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Small Community Grant Applicants: ($21,795 requested)

• Go Rockaway: "Rockaway Beach Seasonal Community Events"

• Birdies Bay Golf: "Get Golfin'"

• TCDD Program: "4th Annual ID/DD Picnic: Happy Birthday (USA 250th)"

• NCAM: "Fostering Rockaway's Creative Momentum: Supporting RWR 2026"

• Meals for Seniors: "K-12 Student Summer Lunch Program"

Large Community Grant Applicants: ($85,394 requested)

• Hope Chest Thrift Store: Untitled

• Rockaway Lions Club: “Remodel Kitchen for County Permit”

• Meals for Seniors: “Food For Seniors”

• NCAM: “Rockaway Beach Music Festival”

• North County Food Bank: “Distribution Center”

• Rockaway Beach Business Association: “Community Event Support”

THIS YEARS APPLICANTS 
Available funding: 

$75,000
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Small Grant Requests: $21,795

Large Grant Requests: $85,394

Total Requested Funding: $107,189

Available Funding: $75,000

Difference: $32,189

EVALUATING ALL GRANTS
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Total Score
Average 

Score

Untitled

Hope Chest Thrift Store /700 /100

“Remodel Kitchen for County Permit”

Rockaway Lions Club /700 /100

“Food For Seniors”

Meals for Seniors /700 /100

“Rockaway Beach Music Festival”

NCAM /700 /100

“Distribution Center”

North County Food Bank /700 /100

“Community Event Support”

Rockaway Beach Business Association /700 /100

Available funding: $75,000

 

The Large Grant applicants 

have requested $85,394. 

Based on the small grant 

recommendations, there 

are $53,205 to allocate. 

LARGE GRANT 

RANKING
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NCAM Budget Narrative:  
2026 Rockaway Beach Music Festival: Connecting Community Through Music  

The total project budget for the 2026 Rockaway Beach Music Festival is $33,000, with $20,000 
requested from the City of Rockaway Beach to support the core performance infrastructure 
required to produce a free, high-quality, professionally managed event for the community. 

The largest portion of the budget is dedicated to artist fees ($7,000), ensuring fair and 
professional compensation for 10–12 regional musicians, including headlining and local acts. 
Providing appropriate honorariums is essential to attracting high-quality performers and 
sustaining a credible, professional festival. 

Funding is also allocated to professional sound production and technical equipment ($3,500), 
including audio systems and generator backup. These elements are critical to delivering a safe, 
high-quality audience experience and represent foundational infrastructure for the event. 

Event production rentals ($4,000) support the transformation of the Rockaway Beach Wayside 
into a functional performance venue, including staging elements, tents, seating, and necessary 
site infrastructure. 

To support visiting performers, the budget includes lodging ($4,000) and artist hospitality 
($350), ensuring that artists traveling to this rural coastal location can participate without 
financial burden. 

Additional costs include event supplies and contingency ($1,000) to cover essential operational 
needs and ensure smooth execution, as well as printing and promotional materials ($150) for 
minimal on-site communication and local outreach. 

The remaining project costs are supported through a combination of committed and pending 
grant funding and in-kind contributions, including photography/videography, stage support, 
local advertising, and volunteer labor. A separate TCVA Marketing Grant supports regional 
digital promotion and is not included in this request, ensuring compliance with grant guidelines. 

This funding structure reflects a highly leveraged project in which City support directly enables 
the core elements required to keep the festival free and accessible to all residents. Without this 
investment, NCAM would be required to reduce production quality or introduce admission fees, 
creating barriers to participation. 

By investing in the foundational infrastructure of the festival, the City of Rockaway Beach is 
supporting community well-being, equitable access to the arts, youth opportunity, and local 
economic vitality. 
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PHOTOS OF ROCKAWAY BEACH MUSIC FESTIVAL 2025 
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North County Food Bank – Project Budget  (Goals 1, 2 and 3) 

A. Project Costs 
Category Description Amount 

Costs Paid to Date Land acquisition, closing, 

permits, professional 

services, early site 

preparation 

$286,563 

Utilities Installation Water, sewer, and electrical 

trenching and installation 

$243,300 

Electrical Infrastructure 

(Project Cost) 

On-site electrical service 

installation 

$20,687 

Building & Site 

Development 

Building construction, 

finishing, parking, site work 

$638,255 

Total Project Cost  $1,188,805 

 

B. Funding Sources 
Funding Source Status Amount 

Cash on Hand – Individual 

Donations 

Secured $600,000 

Secured Grants Secured $65,000 

Project Grants Pending $217,242 

Organizational Investment 

(Costs Paid to Date) 

Spent $286,563 

Total Funding Identified  $1,188,805 
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OWNER: Food Bank - SD Budget

ADDRESS: Nehalem, Or. 2/24/26
City/State:
PROJECT NAME : Food Bank  

PROJECT 

ADDRESS Nehalem, Or. 79117 Tide Rd. Arch Cape, Or. 97102
PROJECT #: 503-572-3375

PHONE: jason@covebuilt.com

E-MAIL: 0 CCB# 227572

PHASE DESCRIPTION SUB/SUPPLIER TOTAL BASE BID

-$                               

-$                               

-$                               

00 41 26 Permits -$                               

00 41 30 Bonding -$                               

00 41 35 Retention -$                               

00 41 40 Insurance -$                               

-$                               

-$                               

01 00 01 General Requirements -$                               
Below as a % of the cost of work -$                               

01 14 00 Work Restrictions -$                               

-$                               
01 14 16 Access to Occupants -$                               

-$                               
01 14 19 Use of Site -$                               

-$                               
01 15 00 Sub Bonds -$                               

-$                               
01 21 01 Allowances -$                               

-$                               

-$                               
01 30 01 Project Management -$                               
01 30 50 Ex Director -$                               
01 31 00 Project Manager Cove Built 9,500.00$                      
01 31 10 General Superintendent Cove Built 42,000.00$                    
01 31 15 Superintendent -$                               
01 31 20 Estimator -$                               
01 31 22 MP&E Superintendent -$                               
01 31 25 Project Assistant -$                               
01 31 30 Foreman -$                               
01 31 56 Office Admin -$                               
01 31 58 Safety -$                               

-$                               
01 32 00 Design & Consultants -$                               

-$                               
01 32 23 Survey and Layout 4,500.00$                      

-$                               
Temporary Facilities -$                               

01 51 13 Temporary Electrical By Owner -$                               
01 51 13 Power Bill By Owner -$                               
01 51 13 Generators and Fuel Needed if no temp power -$                               
01 51 13 Misc. Cords and Accessories -$                               
01 51 13 Spider Boxes -$                               

DIVISION-PERMITS/INSURANCE/OH&P

DIVISION I - GENERAL CONDITIONS
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PHASE DESCRIPTION SUB/SUPPLIER TOTAL BASE BID

01 51 13 Trailer and jobsite Extinguishers -$                               
01 51 13 Temp Lighting -$                               

-$                               
01 51 23 HVAC -$                               
01 51 23 Dehumidification System -$                               
01 51 23 Temp Heat Required for Dry out -$                               
01 51 23 Gas Bill -$                               
01 51 23 Propane Heaters -$                               
01 51 23 Light stands -$                               

-$                               
01 51 33 Telecommunications -$                               
01 51 33 Cell Phone/Bills 450.00$                         
01 51 33 Trailer Phone -$                               
01 51 33 Phone Hook up -$                               
01 51 33 Internet Line -$                               

-$                               
Temp Utilities -$                               

01 51 36 Temp Water -$                               
01 51 36 Hookup Fee By Owner -$                               
01 51 36 Fire Hydrant Meter By Owner -$                               
01 51 36 Water Bill By Owner -$                               

-$                               
01 52 001 Construction Facilities -$                               
01 52 001 Conex/Storage 1,600.00$                      
01 52 001 Relocation Costs -$                               
01 52 001 Dry Storage -$                               
01 52 001 Office Rent -$                               
01 52 001 Connex/Storage -$                               
01 52 001 Crew Trailers -$                               
01 52 007 Office Trailers -$                               

-$                               
01 52 16 First Aid and Facilities -$                               
01 52 16 First Aid Kits 500.00$                         
01 52 16 First Aid Replenishment -$                               
01 52 16 Crew/Visitor PPE -$                               

-$                               
01 52 19.1 Port O Johns 1,120.00$                      

-$                               
01 52 25 Field Office Equipment -$                               
01 52 25 Computers -$                               
01 52 25 Fax/Copier/Printer In OH&P -$                               
01 52 25 Copier Setup In OH&P -$                               
01 52 25 Digital Cameras In OH&P -$                               
01 52 25 Field Office Equipment - Office Supplies -$                               

-$                               
Construction Equipment -$                               

01 54 01 Trucks/Cars -$                               
01 54 01 Material Pick Up Mileage -$                               
01 54 02 Project Fuel 1,500.00$                      
01 54 04 Fork Lifts -$                               
01 54 06 Scissor Lift 940.00$                         

-$                               
01 54 20 Scaffolding -$                               
01 54 20 Scaffolding -$                               

-$                               
01 55 19 Parking Fee -$                               

3,600.00$                      
01 56 00 Security Fencing -$                               

-$                               
01 57 00 Temp Environmental Control -$                               
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PHASE DESCRIPTION SUB/SUPPLIER TOTAL BASE BID

01 57 00 Dust Control -$                               
01 57 00 Trash Wash Area -$                               
01 57 00 Spill Prevention Kit -$                               
01 57 00 Hazardous Material Storage -$                               
01 57 00 Storm Repair/Cleanup -$                               
01 57 00 Erosion Control Maintenance -$                               

-$                               
01 58 00 Project Signage -$                               
01 58 00 Project Signage -$                               
01 58 00 Interior Signage -$                               
01 58 00 Safety Signs -$                               

-$                               
Cleaning and Waste Management -$                               

01 74 13 Progress Clean Cove Built 4,125.00$                      
01 74 23 Final Clean By Owner -$                               
01 74 25 Dump Boxes Cove Built 2,750.00$                      
01 74 25 Dump Boxes - Runs -$                               
01 74 25 Recycling -$                               
01 74 25 Exterior Window Wash -$                               
01 74 25 Final Landscape Touch Up -$                               
01 74 25 Street Sweeping -$                               

-$                               
01 78 00 Close out and Submittal -$                               
01 78 00 Punch Lists -$                               
01 78 00 O&M Manuals -$                               

-$                               
01 80 00 Travel and Subsistence -$                               
01 80 00 Meals and Safety Incentive -$                               
01 80 00 Travel Expenses -$                               
01 80 00 Subsistence's -$                               

-$                               
Contract Documents -$                               

01 85 01 Project Plan Prints -$                               
01 85 01 Sub Plan Print -$                               
01 85 01 FedEx/UPS -$                               
01 85 01 CD and Scanning -$                               
01 85 01 Courier -$                               
01 85 01 Sub Plan Print -$                               

-$                               
01 90 01 Mobilization -$                               
01 90 01 Office/Conex Mob -$                               
01 90 01 Equipment Relocations -$                               
01 90 01 Flatbed Trailers -$                               

-$                               
01 95 00 Project Misc. -$                               
01 95 00 Drywall Repair -$                               
01 95 00 Flooring Protection -$                               
01 95 00 Reglazing -$                               
01 95 00 Theft -$                               
01 95 00 Vandalism -$                               

-$                               
01 95 01 Special Inspections By Owner - Stegner to coordinate -$                               

-$                               
01 95 14 Punch List -$                               

-$                               

Concrete -$                               

DIVISION 2 - EXISTING CONDITIONS

DIVISION 3 - CONCRETE
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PHASE DESCRIPTION SUB/SUPPLIER TOTAL BASE BID

03 00 01 Cast in Place Concrete -$                               
03 00 01 Slab on grade RK Concrete 28,662.00$                    
03 00 01 Stem Walls RK Concrete -$                               
03 00 01 Deck Footings RK Concrete -$                               
03 00 01 -$                               
03 00 01 -$                               

-$                               
03 54 00 Gypcrete -$                               

-$                               

-$                               
06 10 01 Framing -$                               
06 10 01.1 Framing Materials Builders First/Cove 27,319.00$                    
06 10 01.2 Framing Labor 32,140.00$                    

Interior wall framing -$                               
Trusses Builders First/Cove 5,895.00$                      

-$                               

-$                               

-$                               
06 10 00.5 Dry Rot Repair -$                               

-$                               
06 15 10 Exterior Deck and Handrails Nothing included -$                               

Exterior deck structure -$                               
Decking -$                               
Handrail -$                               

-$                               

-$                               

-$                               

-$                               
06 20 11 Finish Carpentry -$                               
06 20 11 Interior Finish Carpentry -$                               
06 20 11 Install Doors Cove Built 1,225.00$                      
06 20 11 Install Windows Cove Built 1,666.67$                      
06 20 11 Install Wood Base Cove Built 3,705.00$                      
06 20 11 Install interior door trim Cove Built 969.00$                         
06 20 11 Install Interior window sill Cove Built 175.67$                         
06 20 11 -$                               
06 20 11 -$                               
06 20 11 -$                               
06 20 11 -$                               
06 20 11 -$                               
06 20 11 -$                               

-$                               

Thermal & Moisture -$                               
07 00 30 Waterproofing -$                               
07 20 01 Insulation 10,800.00$                    

-$                               
07 31 00 Roofing -$                               
07 31 00 Comp Roofing Dakota 10,111.00$                    
07 31 00 Metal Roofing - Add Alt Dakota

07 31 00 Shake Roofing -$                               

-$                               
07 31 10 Membrane Roofing -$                               

-$                               

DIVISION 6 - WOOD & PLASTICS

DIVISION 4 - MASONRY 

DIVISION 7 - THERMAL & MOISTURE 

DIVISION 5 - METALS
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PHASE DESCRIPTION SUB/SUPPLIER TOTAL BASE BID

07 46 00 Siding -$                               
07 46 00 Siding Demo -$                               
07 46 00 WRB -$                               
07 46 00 Rainscreen -$                               
07 46 00 Exterior window trim -$                               
07 46 00 Window & Flashing -$                               
07 46 00 Siding - material and labor Dakota 28,235.00$                    
07 46 00 Hardie soffit 3,800.00$                      

-$                               
07 46 07 Dry Rot Repair -$                               

-$                               
07 46 19 Metal Siding -$                               

-$                               
07 60 01 Flashing And Sheet Metal 1,275.00$                      

-$                               
07 60 10 Gutters & Downspouts Dakota 2,845.00$                      

-$                               
07 71 00 Roof Specialties -$                               
07 71 00 Roof Hatches -$                               

-$                               
07 90 01 Joint Protection 650.00$                         

-$                               

Doors & Windows -$                               

-$                               
08 10 01 Doors and Frames -$                               

Exterior Door 3,524.00$                      
Double pocket doors -$                               
Interior swing door 3,600.00$                      
Double interior doors -$                               

-$                               

-$                               
08 30 11 Garage Doors -$                               

-$                               
08 40 10 Hollow Metal/Storefront -$                               

-$                               
08 50 11 Windows and Sliders -$                               

Vinyl Windows 3,642.00$                      

-$                               

-$                               

-$                               
08 60 01 Skylights -$                               

-$                               
08 71 00 Door Hardware 1,500.00$                      

-$                               
08 80 01 Glazing -$                               
08 80 01 -$                               

-$                               
08 90 01 Louvers and Vents -$                               

-$                               

Finishes -$                               

-$                               
09 29 01 Drywall 15,266.50$                    

Windows 3-way wrapped.   Wood sills in finish carpentry -$                               

-$                               

-$                               

DIVISION 8 - DOORS & WINDOWS

DIVISION 9 - FINISHES
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PHASE DESCRIPTION SUB/SUPPLIER TOTAL BASE BID

-$                               
09 30 11 Tiling No Tile in scope -$                               

Bathroom floor -$                               
Shower floor -$                               
Shower walls -$                               

-$                               

-$                               
09 51 10 Acoustical Ceilings -$                               

-$                               
09 60 01 Flooring -$                               
09 64 00 Sealed Concrete 5,400.00$                      
09 65 00 Resilient Flooring -$                               
09 68 00 Carpeting -$                               

-$                               
09 72 00 Wallpaper -$                               

-$                               
09 81 00 Acoustical Wall Finishes -$                               

-$                               
09 91 00 Painting -$                               
09 91 00 Exterior Painting Srincon 8,000.00$                      
09 91 00 Interior Painting Srincon 10,000.00$                    
09 91 00 Staining And Transparent -$                               

-$                               
09 97 00 Special Coatings -$                               

-$                               

-$                               
10 10 01 Information Specialties -$                               

-$                               
10 28 16 Bath Accessories BMS/Cove Install 1,195.00$                      

-$                               
10 28 19 Tub And Shower Doors -$                               

-$                               
10 30 01 Fireplaces And Stoves -$                               

Gas Fireplace -$                               

-$                               

-$                               

-$                               

-$                               
11 00 00 Equipment -$                               
11 00 00 Security Equipment -$                               

-$                               
11 31 01 Appliances By owner -$                               

-$                               
11 51 00 AV Equipment -$                               
11 51 00 Specialty Equipment -$                               

-$                               

-$                               
12 00 00 Furnishings -$                               
12 00 00 Site Furnishings -$                               
12 00 00 Interior Furnishings -$                               

By Owner -$                               
12 20 01 Window Blinds -$                               

-$                               

DIVISION 10 - SPECIALTIES

DIVISION 11 - EQUIPMENT

DIVISION 12 - FURNISHINGS
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PHASE DESCRIPTION SUB/SUPPLIER TOTAL BASE BID

12 32 05 Cabinets - Shelving By owner -$                               

-$                               

-$                               

-$                               

-$                               

-$                               

-$                               

-$                               

-$                               

-$                               
12 36 00 Countertops -$                               
12 36 00 Quartz Countertops at kitchen -$                               
12 36 00 PLAM Countertops -$                               
12 36 00 Wood Countertops -$                               
12 36 00 Metal Countertops -$                               

-$                               

-$                               
21 10 01 Fire Suppression Excludes fire sprinklers -$                               

-$                               

-$                               

-$                               

-$                               
22 00 00 Plumbing -$                               
22 00 00 Roughin and Finish North Coast Mechanical 7,900.00$                      
22 00 00 Fixture budget 1,200.00$                      
22 00 00 -$                               
22 00 00 -$                               
22 00 00 -$                               
22 00 00 -$                               
22 00 00 -$                               

-$                               
22 50 10 Gas Piping -$                               

-$                               

-$                               

-$                               
23 00 00 Mechanical Hvac -$                               

2-head mini split 15,275.00$                    
Bathroom exhaust fan -$                               
Excludes ERV -$                               

-$                               

-$                               

-$                               

-$                               

-$                               

-$                               

-$                               
26 00 10 Electrical -$                               
26 00 10 Rough in and finish JJ Electric 25,000.00$                    
26 00 10 -$                               

DIVISION 21 - FIRE SPRINKLERS

DIVISION 22 - PLUMBING

DIVISION 23 - MECHANICAL

DIVISION 26 - ELECTRICAL

DIVISION 13 - SPECIAL CONSTRUCTION 

DIVISION 14 - CONVEYING SYSTEMS
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PHASE DESCRIPTION SUB/SUPPLIER TOTAL BASE BID

26 00 10 -$                               
26 00 10 -$                               
26 00 10 -$                               
26 00 10 -$                               
26 00 10 -$                               
26 00 10 -$                               
26 00 10 -$                               
26 00 10 -$                               
26 00 10 -$                               

-$                               
26 30 10 Fire Alarm Systems -$                               

-$                               
26 50 01 Lighting -$                               

-$                               

-$                               

-$                               

-$                               

-$                               

-$                               
31 00 01 Earthwork -$                               
31 00 01 Vegetation removal Longfellow 21,750.00$                    

Prepare parking area with 1' gravel Longfellow 54,000.00$                    
Prepare building pad Longfellow 8,400.00$                      
Install utilities Longfellow 36,315.00$                    
Power under road, conduit, vaults etc Allowance 100,000.00$                  

-$                               
32 00 00 Site Work -$                               

Sidewalks RK Concrete 9,823.42$                      
Utility pads RK Concrete 2,598.00$                      
Concrete drive approach RK Concrete 8,040.00$                      

-$                               

-$                               

-$                               

-$                               

-$                               
32 00 01 Off Site Exterior Improvements -$                               
32 01 17 A.C. Patching -$                               

-$                               
32 10 01 Paving/Surfacing -$                               

-$                               
32 30 01 Site Improvements -$                               

-$                               
32 90 01 Landscaping -$                               

-$                               

-$                               

 SUBTOTAL 574,487.25$                  

TOTAL HARD COST 574,487.25$                  

GENERAL CONDITIONS 0% -$                               

CONTINGENCY 0% -$                               

OVERHEAD AND PROFIT 10% 57,448.73$                    

TOTAL COST 631,935.98$                  

DIVISION 32 - SITE WORK

DIVISION 27 - COMMUNICATIONS

DIVISION 28 - ELECTRONIC

DIVISION 31 - EARTHWORK

DIVISION 33 - WATER UTILITIES

DIVISION 48 - ALTERNATIVE ENERGY SYSTEMS
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PHASE DESCRIPTION SUB/SUPPLIER TOTAL BASE BID

GENERAL LIABILITY 1% 6,319.36$                      

BUILDING PERMIT BY OWNER

TOTAL PROJECT COST 638,255.34$                  
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Electric Service Checklist 

NAME: North County Food Bank  WORK ORDER: 197257 

It is the property owner’s responsibility to provide this checklist to their 
contractor.   

All checked items must be completed before  
service will be installed. 

 
If multiple return visits to the site are necessary for inspections or safety watches, additional 

costs will apply and/or may cause delays. 

Application for Electrical Service Form 

h Complete the enclosed Application for Electrical Service form and return to the Tillamook PUD 
Engineering Department. 

) The contractor is responsible for notifying the homeowner to initiate a name change from the contractor 
to homeowner. 

Easement 

) Provide the property's legal description from which an easement can be prepared to allow for the 
placement of electrical facilities on your property. 

h An easement form will be sent to you shortly.  Have all parties having right, title, and/or interest sign the 
form in the presence of a notary. 

h Provide documentation for authorized signers for corporations, limited liability corporations, life estates, 
trusts, or public agencies. 

Inspections 

h Before backfilling the trench, contact Tillamook PUD's Field Engineer, at 503-815-8629, for approval of 
your installation.  Allow two working days. 

h Have your meter base/service entrance equipment inspected and approved by the Oregon State 
Electrical Inspector.  (For inspection, call 503-842-1815.)  The customer is responsible to notify 
Tillamook PUD when the service has been approved (“green-tagged”) by the Electrical 
Inspector. 

Line Extension Agreement 

h Sign and return the line extension agreement to the Tillamook PUD Engineering Department.  (A copy 
will be returned to you when the job is completed.)  Pay the balance shown on the line extension 
agreement either by cash, check, or credit card (Visa or Mastercard - up to $5,000).  This estimate is 
valid for 180 days from the date of the line extension. 
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Right-of-Way Clearing 

) Clear right-of-way to appropriate distance on each side of pole line as follows:  

☐ Secondary service =   5 feet each side, for a total of 10 feet 
☐ Single-phase primary =  10 feet each side, for a total of 20 feet 
☐ Three-phase primary =  20 feet each side, for a total of 40 feet 

Meter Bases/Loops 

h The customer is responsible for the installation of an approved meter base at a location authorized by a 
Tillamook PUD Field Engineer. 

) Multiple unit buildings shall have permanent engraved labels on each meter base for meter-to-unit 
identification. 

) Have pre-assembled meter loop available at the job site for Tillamook PUD to hang on the pole. 

T-8 Form (Reimbursable Work Order Form) 

) Sign and return the enclosed T-8 form to the Tillamook PUD Engineering Department. Pay the balance 
shown on the T-8 Form either by cash, check, or credit card (Visa or Mastercard - up to $5,000). This 
estimate is valid for 180 days from the date of the T-8 Form. 

Underground Services 

h Provide Tillamook PUD with name of boring contractor, their CCB# and Insurance information from 
which a Road Permit Application can be prepared to allow for the placement of electrical facilities in the 
road right-of-way. 

h The customer is responsible for providing and installing all vaults and conduits.  The customer is 
required to follow requirements for all conduits, conduit cement, trenching, backfill, and bedding in 
accordance with Tillamook PUD Customer Guide to Electric Service Requirements book (available at 
the District office or online at www.tpud.org). 

h Place Tillamook PUD-supplied warning tape (available at the District office) in the trench 12 inches 
above the electrical conduit. 

h Conduit for primary voltage conductors shall measure 48 inches to top of pipe.  Conduit size shall 
be: 
 ☒ 2 inch                                      
 ☐ 3 inch 
 ☐ Other:  _______________ 

h Conduit for secondary and service of voltage conductors shall measure 36 inches to top of pipe.  
Conduit size shall be: 
 ☐ 2 inch                                        
 ☒ 3 inch 
 ☐ Other:  _______________ 

h Install ½ -inch mule tape pull rope in the conduit. 

) Safety Watch is required when installing conduit into a pedestal or vault. Call the Operations 
Department (503-815-2182) to schedule a Safety Watch. Failure to schedule a Safety Watch will 
result in delay in scheduling of construction and incur additional costs. 

) Other: ____________________________________________________________ 
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Work Order # R4-197257 North County Food Bank 
3N 10 28DB 2701 278 Rowe ST 
 Wheeler, OR 97147 

 
TILLAMOOK PEOPLE'S UTILITY DISTRICT 

LINE EXTENSION AGREEMENT 
 The Tillamook People's Utility District, hereinafter referred to as "District", and the Undersigned mutually agree to the terms and conditions set forth 
below: 
 District hereby agrees to construct and maintain all electric lines, facilities, machinery, and apparatus which the District determines to be required for 
the delivery of electricity to the point of delivery, approved by the District.  Installation, construction, and maintenance of the above shall be under the complete 
control of the District.  The undersigned acknowledges that all electric lines, machinery, and facilities on the source side of the point of delivery which may be 
required shall become the sole property of District.  Before completion of construction and all connections, Undersigned shall not assign any rights hereunder 
without District's prior written consent.  The covenants, conditions, and terms of this agreement shall be binding upon Undersigned, Undersigned's assigns, 
successors, heirs, and personal representatives.  This connection may require service be provided undersigned by way of a temporary connection.  For this 
connection, as well as for the permanent connection, undersigned hereby grants District an easement and, in this regard, undersigned shall sign such additional 
documents as District may reasonably require. 
 The District estimates that the cost for   1  connection(s) to be served under this Agreement shall be $20,687.18 dollars to be paid prior to the 
commencement of construction.  This estimate is valid for 180 days from March 24, 2026, and all electric lines, facilities, machinery, and apparatus for this 
connection must be installed within this 180-day period or the Agreement and estimate become null and void.  New estimates will be prepared using policies 
in effect at the time the new estimate is prepared.  The estimate does not include PUD account processing fee(s) which will appear on first month's electrical 
bill.  The Undersigned shall receive reimbursement from subsequent permanent service connections made to this line extension provided that 
Undersigned's investment is over $10,000 dollars and provided the subsequent extensions are made within ten (10) years of the execution of this 
agreement.  Such reimbursements shall be applied first to the loan balance of the Undersigned in the event this line extension is financed through 
the District.  The amount of reimbursement will be calculated in accordance with District's Policy Bulletin 4-2.  Reimbursements are not allowed for 
additional connections off developer extensions, or the permanent service for area or street lighting purposes, or for approved attachments by 
licensees of the District.  At all times, District shall have complete right of inspection, ingress, and egress, rights-of-way, and all easements necessary for the 
line extension work.  The District reserves the right to interrupt service without notice for any reason, including but not limited to repair or inspection of any 
aspect of the District's electrical system.  The undersigned agrees to hold from any damage, loss, or injury to persons or property resulting from any outage, 
interruption of service, or deviation in power quality not caused by the willful and intentional fault of the District. 
 Undersigned shall abide by, perform, and be subject to all laws, rules, regulations, ordinances, and policies, now or hereafter enacted by District and 
all federal, state, county, and city governmental bodies and agencies thereof, with particular reference herein made to District Policy Nos. 4-2, 4-7, and 4-13.  
UNDERSIGNED HEREBY ACKNOWLEDGES THAT UNDERSIGNED HAS BEEN PROVIDED AN OPPORTUNITY FOR REVIEW OF THE ABOVE 
POLICIES, WHICH ARE BY THIS REFERENCE MADE A PART OF THIS AGREEMENT. 
 On default by the Undersigned for any reason of this agreement, any policy of the District or any other agreement or obligation, the District may stay 
further construction, maintenance, and service to the Undersigned until such default is cured.  Upon ten (10) days written notice of default by District and 
Undersigned's failure to cure such default within said period of time, District may terminate this agreement and all service to Undersigned, without waiver of its 
right to collect any sum in damages owned to it by Undersigned.  Assertion or non-assertion of any rights and remedies by District shall not be a waiver of any 
rights or remedies. 
 All previous communications between the parties hereto, either verbal or written, with reference to the subject matter of this agreement are hereby 
abrogated and this agreement shall constitute the complete agreement between the parties. 
 Undersigned represents, warrants, and covenants that Undersigned is (are) the sole owner(s) in fee simple and all necessary persons having any 
right, interest, claim or lien therein have executed this agreement except: 

 ______________________________________________ ______________________________________________ 
 The parties hereto have executed this agreement in on the dates noted below: 

 UNDERSIGNED TILLAMOOK PEOPLE'S UTILITY DISTRICT 
 
 ______________________________________________ __________________________________________________ 
 
 ______________________________________________ __________________________________________________ 
 
 Date: _________________________________________ Date:______________________________________________ 

Page 103 of 141



First Name: ______________________________ Last Name:  ______________________________ 

SS#:   ______________________________ Date of Birth: ______________________________ 

DL#:   ________________ State:   ______  Email:  ______________________________ 

Home Phone: ______________________________  Employer: ______________________________ 

Mobile Phone: ______________________________ Alt. Phone: ______________________________ 

Additional Applicant 

First Name: ______________________________ Last Name:  ______________________________ 

SS#:   ______________________________ Date of Birth: ______________________________ 

DL#:   ________________ State: _______  Email:  ______________________________ 

Home Phone: ______________________________  Employer: ______________________________ 

Mobile Phone: ______________________________ Alt. Phone: ______________________________ 

Address Information 

Service Address: ________________________________________________________________________ 

City: ____________________________________________________ State:  OR Zip: ______________ 

Mailing Address: ________________________________________________________________________ 

City: ____________________________________________________ State: _____ Zip: ______________ 

Please provide electric service to the service address noted. By signing this application, I understand that I am responsible 

for payment for service. I will abide by the policies of the district and will advise you when to discontinue service. I 

understand that a “soft” credit check will be performed on each applicant, and that a deposit may be required as a 

condition of service. Tillamook PUD policies are available for review upon request. 

Primary Applicant Signature:     ___________________________________________ Date: ____________ 

Additional Applicant Signature: ___________________________________________ Date: ____________ 

*****TPUD USE ONLY BELOW THIS LINE***** 

   WO# 197257
TILLAMOOK PEOPLE’S UTILITY DISTRICT 
APPLICATION FOR ELECTRIC SERVICE - RESIDENTIAL 

Primary Applicant 
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10/4/2025 12:58:06PM 

ROM Pricing

Phil Gaffney

pgaffney@bigrivercompanies.com

Contact:

Email:

Job Name:Quote To: CDS Construction LLC Food Bank Phase 1

North County Food BankClay Sellars

Date Quoted: 10/4/25

Phone: (503) 440-1029

Email: Date of Plans:cdsconstruction@live.com 8/12/25

Does not include Prevailing Wage Rates

AMOUNTITEM DESCRIPTION QUANTITY UNIT UNIT PRICE

MOBILIZATION & GENERAL CONDITIONS  25,449.23LS 1.001  25,449.23

2" CONDUIT UNER HWY 101  167.63LF 164.002  27,491.32

2" & 3" CONDUIT TRENCH & BACKFILL  93.02LF 314.003  29,208.28

6" HOT TAP WATER MAIN UNDER HWY  14,430.77LS 1.004  14,430.77

6" WATER LINE FROM HIGHWAY TO 

BUILDING

 133.03LF 385.005  51,216.55

6" GRAVITY SEWER LINE TO PUMP STATION  186.44LF 40.006  7,457.60

GRIND PUMP STATION PACKAGE  22,456.59LS 1.007  22,456.59

2" PRESSURE LINE TO HIGHWAY ROW  100.91LF 280.008  28,254.80

"T-CUT" ASPHALT RESTORATION ON HWY  34,648.11LS 1.009  34,648.11

HWY PAVEMENT MARKING RESTORATION  2,768.85LS 1.0010  2,768.85

GRAND TOTAL $243,382.10

NOTES: 

Clarifications:

1. Pricing provided for budgeting purposes only.

2. Location of water line and tie in requirements will impact pricing (+/-)

3. Existing sewer main assumed to be on shoulder of Highway

4. ODOT permit will define working hours and style of traffic control (traffic control ROM price not provided because it could 

be anywhere between $5,000 and $40,000)

5. Site work scope to cover any erosion control requirements

6. 6" water line may not be needed if no requirement for hydrant or building fire suppression (would likely change to a 2" or 

smaller service line)

7. ROM pricing is based on preliminary plans and power plan work order

Exclusions:

1. Inspection/testing fees/bonds

2. Engineering/survey/construction staking

3. Permits and/or connection fees

4. Hazardous material removal/abatement

5. Extra depth of pipe bedding/pipe foundation stabilization

Page 1 of 2
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6. Abandonment or removal of underground structures(including but not limited to: wells, septic or piping)

7. Landscaping/topsoil amendment or import/hydro seeding

8. Electrical work, any conduit installation needing an electrical permit

9. Erosion Control

10. Cast-in-place concrete

11. Rock access road (Needed in place prior to utility install)

12. Utility Trenching Within Building

13. Dewatering/unsuitable subgrades

14. Rock/Boulder Excavation

15. Traffic control (ODOT permit will have requirements defined.)

16. Site work, grading, foundation exc/backfill (This scope can be priced when plans are available)

17. Supply/install vaults and pedestals (plans not clear if required)

Big River Construction will implement a fuel surcharge if fuel prices rise 10% above today's price per gallon. We also reserve 

the right to implement any increases in material costs due to current market conditions.

Page 2 of 2
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Tillamook County Board of Commissioners 
201 Laurel Avenue, Tillamook, OR  97141 

Phone: 503-842-3403 

Paul Fournier, Chair 

Mary Faith Bell, Vice-Chair 

Erin D. Skaar, Commissioner 

AN EQUAL OPPORTUNITY EMPLOYER 

April 1, 2026 

Subject: North Tillamook County Food Bank New Distribution Project 

To: City of Rockaway Beach Planning Commission and City Council 

Dear Planning Commissioners and City Councilors: 

I am delighted to offer my support for the North County Food Bank request to the council for funding 
towards the new permanent distribution center.  This investment will provide durable infrastructure that 
will service North Tillamook County for decades. As the only distribution center in North County that 
provides a full week plus of groceries/food to our residents, their services are integral to food security in 
the area.  

North County Food Bank has served this region for more than 30 years and currently provides reliable 
food access to approximately 2,700 households annually. Rural food security is increasingly challenged 
by seasonal employment, limited transportation, rising housing costs, and aging infrastructure. Geographic 
isolation and limited grocery options make reliable, affordable food access more difficult for many North 
Tillamook County households. In recent months, the Oregon Food Bank has reported a 50% increase in 
visits – and that 1 in 5 children are hungry. Tillamook County trends higher than the state average, meaning 
this is a necessary and crucial investment. 

Currently the North County Food Bank service population is approximately 25% Rockaway Beach 
residents; 25% of board members and volunteers are also from the Rockaway area, thus creating a 
community hub that incorporates all the municipalities of our North County residents.  

The distribution center will allow for efficient service delivery while also creating a foundation for future 
development. The building has an expandable design, and the site will allow a community needs hub to 
be realized. The Rockaway Beach grant for $20,000 helps to fill the funding gap that currently exists. The 
board of the North County Food Bank has saved, invested and sought grants to secure this project and is 
moving forward, breaking ground within the next month. Your contribution to the project will be an 
investment in the future (and food security) of North County residents.  

I respectfully request you consider this a priority investment in the residents of Rockaway Beach and the 
North County community.  

Sincerely, 

Mary Faith Bell, Vice-Chair 
Tillamook County Board of Commissioners 
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March 31, 2026 

Subject: North Tillamook County Food Bank  

To: Members of the Rockaway Beach Municipality Grant Committee 

Dear Members of the Committee, 

As the Family Resource Coordinator for the Neahkahnie Family Resource Program, I am writing 
in strong support of the North County Food Bank (NCFB) New Distribution Facility Capital 
Project. The North County Food Bank is a vital partner in addressing food insecurity in our 
community. 

NCFB contributes approximately $1,000 per month in food to support our Friday Food Bag 
Program, which provides weekend meals to children experiencing food insecurity. Their 
consistent support ensures that vulnerable students in the Neahkahnie School District have 
access to reliable nutrition when school meals are unavailable, directly impacting their health 
and well-being. 

I see firsthand the critical role the North County Food Bank plays in supporting families and 
strengthening our community. A permanent distribution facility will allow them to expand 
services, operate more efficiently, and continue meeting the growing demand for food 
assistance in our rural area. 

I respectfully urge you to support this Grant request. Thank you for your consideration and your 
commitment to Oregon communities. 

Sincerely, 

 

 

Jennifer Hopkins 

Family Resource Coordinator 

Neahkahnie Family Resource Program 

Neahkahnie School District 
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COMMUNITY GRANT 

EVALUATION
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POTENTIAL PROGRAM 

IMPROVEMENTS

Evaluate all Community grants, small and large, at the same time

• This would allow the Planning Commission to make a 

recommendation based on knowledge of all grant applications.

• May impact the timeline for small grant applications.

• Renders the distinction between the small and large grants mute.

Include additional clarification for program eligibility

• Clarify which entities are eligible for funding, to explicitly note that 

for-profit entities are not eligible for grant funds

• Clarify what type of projects are eligible, for example, clarify what a 

facility improvement is.
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ASSESSING LOT 

BOUNDARIES
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Historically, the City has accepted taxlot 

boundaries as lot boundaries for 

certain land use decisions but not for 

others.

This has led to an inconsistent 

application of the Zoning Ordinance

Going forward, the City is operating 

with an updated understanding of lot 

boundaries.

UNDERSTANDING LOTS 

BOUNDARIES
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A taxlot is a unique identifier assigned by 

the county tax assessor to a specific parcel 

of land for taxation purposes.

These are lines of convenience used to 

manage property tax accounts rather than 

defining legal ownership boundaries.

Taxlots facilitate the collection of taxes 

and do not need to follow land use 

regulations.

WHAT IS A TAXLOT?
1

2

3

4

5

6

7

8

Legal Lot Boundaries:

1

2

3

4

5

6

7

8

Tax Lot Boundaries:

100

20
0

300
0

300
1

Page 130 of 141



A legal lot, also known as a “platted lot” or 

“lot of record,” is a legally established unit 

of land.

A legal lot is consistent with the zoning 

and platting laws that were in place when 

it was originally created. 

Zoning standards specify the minimum lot 

size and dimensional requirements that 

apply to all properties, depending upon 

their location.

WHAT IS A LEGAL LOT?
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A REAL WORLD EXAMPLE
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A REAL WORLD EXAMPLE
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WHAT DOES THIS MEAN?

1
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Legal lot setback calculation:

1

2

3

4

5

6

7

8
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The City is not alone in historically 

permitting development based on taxlot 

boundaries.

The historical allowance for development 

based on taxlot boundaries has led to 

encroachments and adverse possession.

Only legal lots are eligible for 

development, permitting, and other 

entitlements (See ORS 92.010). 
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WHAT CAN BE DONE?

Our goal is to resolve this question by 

addressing these issues in a lasting way, 

providing as much flexibility for 

development as possible, and moving 

consistently and in accordance with stated 

policy. 

The intention is not to look back and 

attempt to correct already permitted 

structures.
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Developing across lot lines is a local land 

use issue. The State’s Building Codes 

Division determined that it is still possible 

to build across the lines and satisfy 

Oregon’s Specialty code requirements.

In cases where a property owner owns 

multiple legal lots and a project is 

proposed across lot lines, the method 

established by state law is for the 

boundary of the lots to be adjusted. 

DEVELOPING ACROSS LOT LINES
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HOW ARE LOT BOUNDARIES 

ADJUSTED?

• A replat can adjust or vacate lot 

lines for lots within a recorded 

subdivision

• Lot line adjustments can 

adjust and vacate lot lines for 

lots not in a subdivision

1
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Before Adjustment:

1

3

5

After Adjustment:
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HOW ARE LOT BOUNDARIES 

ADJUSTED?

Replats and lot line adjustments 

redefine the legal description of property 

and lead to consistent application of the 

Zoning Ordinance across all lots.

Both replats and lot line adjustments 

are limited land use decisions subject to 

the process requirements of ORS 197.195
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Replats and lot line adjustments are the legal and 

lasting mechanisms to prevent non-compliant 

construction. There is an alternative: Restrictive 

covenants. 

Through a restrictive covenant, the City becomes a 

party to the property owner’s deeds and sets conditions 

that restrict the owner’s ability to sell their lots 

separately in perpetuity. 

This alternative gives the City significant power over the 

sale of land while not resolving the underlying issue.

ALTERNATIVE SOLUTION
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RESTRICTIVE COVENANTS

The County has taken this approach; accepting 

covenants is not the City’s preferred route. 

While the City cannot require property owners 

to place restrictive covenants, the City can 

approve applications if a covenant is placed. 

If the restrictive covenant route is the property 

owner’s preferred route, the City would be 

open to permit non-conforming development 

if a restrictive covenant is placed on the deed.
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Going forward, when an application is received that 

proposes development across lot lines, the City will 

require property owners to vacate the property line 

through a replat or lot line adjustment. 

However, the City is willing to accept restrictive 

covenants if the property owners propose that as an 

alternative solution.

SUMMARY:

Otherwise, the application would be 

denied for not conforming to the 

stated policy in the Zoning Ordinance.
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	Text71: Neah-Kah-Nie Coast Arts Music & Cultural Foundation (NCAM)
	Text72: Kristin Koptiuch
	Text73: 602-463-4742
	Text74: Nonprofit 501c3

	Text75: NCAM, 113 S Miller St , Rockaway Beach, OR 97136
	Text77: NCAM, PO Box 332, Rockaway Beach, OR 97136
	Text78: NCAM volunteer grant writer
	Text79: koptiuch@asu.edu
	Text80: Rockaway Beach Music Festival: Connecting Community Through Music
	Text81: $20,000
	Text82: $33,000
	Text83: 
The Neah-Kah-Nie Coast Arts, Music & Cultural Foundation (NCAM) requests $20,000 from the City of Rockaway Beach to produce the 2026 Rockaway Beach Music Festival, a free, professionally produced, two-day event that brings high-quality live music directly to our residents. In a rural community without a dedicated performance venue, this funding is essential to provide equitable access to arts and culture, support local youth through music education, and create a vibrant, inclusive gathering space that strengthens community connection and well-being.

Without this support, the festival would not be able to provide the professional artist compensation, sound production, and infrastructure required to deliver a safe, high-quality event at no cost to the community.

Now entering its third year, the festival has evolved from a one-day pilot into a growing regional event that reflects NCAM’s mission to expand access to arts and culture in Tillamook County. Held at the centrally located Rockaway Beach Wayside, the festival transforms a familiar public space into a dynamic cultural hub.

The project serves a broad cross-section of Rockaway Beach residents, including youth, working families, seniors, and low-income individuals who may otherwise face financial or geographic barriers to accessing live music. The 2026 festival will continue its commitment to diverse programming, including the addition of Latin music traditions such as Cumbia, expanding cultural representation on the North Coast.

In addition to serving residents, the festival attracts county and regional visitors, supporting local businesses while strengthening Rockaway Beach’s identity as an emerging arts and culture destination.

With the City of Rockaway Beach’s support, the 2026 Rockaway Beach Music Festival will continue to provide free, high-quality cultural experiences that strengthen community connection, expand equitable access to the arts, and invest in the well-being of our residents—while sustaining a vibrant tradition that celebrates the diverse voices of Rockaway Beach.
	Text84: The Rockaway Beach Music Festival contributes to a healthier community by addressing social isolation and supporting emotional well-being through shared cultural experiences.

By activating a central public space, the festival creates opportunities for residents to gather, connect, and engage in a positive, uplifting environment. These experiences are particularly important in rural communities, where opportunities for social connection can be limited.

The outdoor setting encourages physical activity, including walking and biking to the event, while providing a safe and welcoming space for all ages. Local food vendors further contribute to community health by offering fresh, locally prepared food options while supporting the local economy.

	Text85: Inclusivity is central to the festival’s design. The event is free and open to all, removing financial barriers and ensuring that all residents can participate regardless of income.

The ADA-accessible Wayside location provides a welcoming and accessible setting, while the festival’s programming reflects a growing commitment to cultural diversity. The inclusion of Latin music, including Cumbia, represents an intentional effort to broaden representation and create a space where more members of the community feel seen and welcomed.

Community involvement is also a key component of inclusivity. Volunteers play an essential role in the festival’s success, fostering a strong sense of shared ownership and connection.

	Text86: The festival serves as both a cultural event and a charitable initiative that directly benefits local youth.

While admission remains free, optional donations, merchandise sales, and community contributions support the Neah-Kah-Nie High School Music Program. These funds help provide students with access to instruments, instruction, and opportunities to pursue music education.

The festival also offers hands-on learning opportunities through collaboration with the high school’s Music Technology Program, giving students exposure to live sound production and event management.

Volunteerism is central to the festival’s charitable impact, with community members contributing time and effort to bring the event to life and strengthen civic engagement.

	Text87: The Rockaway Beach Music Festival advances equity by ensuring access to high-quality cultural experiences for all residents while supporting fair compensation for artists.

By eliminating ticket costs, the festival removes a significant barrier to participation, allowing low-income families, seniors, and underserved residents to experience professional live music in their own community.

At the same time, grant funding allows NCAM to provide fair, professional compensation to performing artists, supporting a rural creative workforce that is often underpaid.

The festival also continues to expand representation in its programming, ensuring that a broader range of cultural voices is reflected on stage.

	Text88: a) Contract a diverse lineup of professional musicians
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	Text91: February–July 2026: Planning, booking, logistics 
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	Text96: In-progress monitoring, post-event feedback
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	Text99: Smooth operations, great sound quality, failsafe backup systems
	Text100: d) Recruit and organize community volunteers
to setup and manage the event
	Text101: e) Produce and host the two-day festival

	Text102: f) NCAM board evaluation and reflection on successes and challenges
	Text103: 
	Text104: 
	Text105: 
	Text106: Strong volunteer participation
	Text107: Smooth setup for bands, audiences, and vendors. Successful festival—fun had by all! 1000+ attendees over 2 days
	Text108: Guidance for next year’s Music Festival. Continued growth as regional arts event.
	Text109: 
	Text110: 
	Text111: 
	Text112: February–July 2026: Planning, booking, logistics 
	Text113: August 2026: Festival execution 
	Text114: September 2026: Evaluation and reconciliation 
	Text115: Volunteer tracking, post-event feedback
	Text116: Attendance estimates, feedback from community, artists, vendors; funds raised.
	Text117: Compile results of all evaluation from each action step. Use in final grant report.
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	Text121: 
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	Text139: 5,500
	Text140: 2,500
	Text141: 5,000
	Text142: 
	Text143: 33,000
	Text144: IN KIND: photography/videography $500, stage rental $1500, local ads (Pioneer News) 
     $1,500, volunteer event support $2,000
	Text145: GRANT: TCVA Marketing Grant for regional digital marketing (committed)
	Text146: GRANT: Other grants applied (Roundhouse Found., Marie Lamfrom, OR Community Found.) (pending)
	Text147: Artist fees (10-12 bands; fee varies depending on size and stature)
	Text148: Lodging for visiting performing musicians (professional artists)
Profe

	Text149: Professional sound production, technical equipment, generator backup rental
	Text150: Artist hospitality (meals and basic accommodations during performance)
	Text151: Event production rentals (Wayside venue, chairs, tents, fencing, tables)
	Text152: Printing & promotional materials
	Text153: Event supplies/contingency (safety, operations, and unforeseen costs)
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	Text155: IN KIND: photography/videography, stage rental, local ads
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