Tillamook County DEPARTMENT OF COMMUNITY DEVELOPMENT
BUILDING, PLANNING & ON-SITE SANITATION SECTIONS

1510 - B Third Street
Tillamook, Oregon 97141
www.tillamookcounty.gov
503-842-3408

Land of Cheese, Trees and Ocean Breeze

VARIANCE REQUEST #851-25-000306-PLNG:

PALMER/WAVE WATCHER LLC
NOTICE TO MORTGAGEE, LIENHOLDER, VENDOR OR SELLER:
ORS 215 REQUIRES THAT IF YOU RECEIVE THIS NOTICE,

IT MUST BE PROMPTLY FORWARDED TO THE PURCHASER

NOTICE OF ADMINISTRATIVE REVIEW
Date of Notice: June 27, 2025

Notice is hereby given that the Tillamook County Department of Community Development is considering the following:

#851-25-000306-PLNG: A Variance request to reduce the required 20-foot front yard setback (northerly property line) to
S-feet and reduce the required 20-foot rear yard setback (southerly property line) to 5-feet, to allow for the siting of a single-
family dwelling. The subject property is located in the Unincorporated Community of Barview/Watseco/Twin Rocks,
accessed via a private easement off of Ocean Blvd, a county road, zoned Community Medium Density Urban Residential
(CR-2), and designated as Tax Lot 3204 of Section 7DA, Township 1 North, Range 10 West, Willamette Meridian,
Tillamook County, Oregon. The applicant is Nathaniel Palmer, and the property owner is Wave Watcher LLC.

Written comments received by the Department of Community Development prior to 4:00 p.m. on July 11, 2025, will be
considered in rendering a decision. Comments should address the criteria upon which the Department must base its decision.
A decision will be rendered no sooner than the next business day, July 14, 2025.

Notice of the application, a map of the subject area, and the applicable criteria are mailed to all property owners within 250
feet of the exterior boundaries of the subject parcel for which an application has been made and other appropriate agencies
at least 14 days prior to this Department rendering a decision on the request.

A copy of the application, along with a map of the request area and the applicable criteria for review are available for
inspection at the Department of Community Development office located at 1510-B Third Street, Tillamook, Oregon 97141.
They are also available on the Tillamook County Department of Community Development website:
https://www.tillamookcounty.ecov/commdev/landuseapps.

If you have any questions about this application, please contact the Department of Community Development at (503) 842-
3408 x 3123 or sarah.thompson @tillamookcounty.gov

Sincere},y,
g7 -
7/ W

Me]is(sa Jenck,

| el

, Senior Planner

1
)

Sarah Absher, CBO, CFM, Director
Enc. Maps and applicable ordinance criteria

#851-25-000306-PLNG: Palmer/Wave Watcher LLC



REVIEW CRITERIA

ARTICLE VIII - VARIANCE PROCEDURES AND CRITERIA

SECTION 8.030: REVIEW CRITERIA: A VARIANCE shall be granted, according to the procedures set forth in Section

8.020, if the applicant adequately demonstrates that the proposed VARIANCE satisfies all of the following criteria:

(D Circumstances attributable either to the dimensional, topographic, or hazardous characteristics of a legally existing
lot, or to the placement of structures thereupon, would effectively preclude the enjoyment of a substantial property
right enjoyed by the majority of landowners in the vicinity, if all applicable standards were to be met. Such
circumstances may not be self-created.

2) A VARIANCE is necessary to accommodate a use or accessory use on the parcel which can be reasonably expected
to occur within the zone or vicinity.

3 The proposed VARIANCE will comply with the purposes of relevant development standards as enumerated in
Section 4.005 and will preserve the right of adjoining property owners to use and enjoy their land for legal purposes.

4) There are no reasonable alternatives requiring either a lesser or no VARIANCE.

SECTION 4.005: RESIDENTIAL AND COMMERCIAL ZONE STANDARDS

In all RESIDENTIAL AND COMMERCIAL ZONES, the purpose of land use standards is the following:

(1) To ensure the availability of private open space;

(2) To ensure that adequate light and air are available to residential and commercial structures;

(3) To adequately separate structures for emergency access;

(4) To enhance privacy for occupants of residences;

(5) To ensure that all private land uses that can be reasonably expected to occur on private land can be entirely
accommodated on private land, including but not limited to dwellings, shops, garages, driveways, parking, areas
for maneuvering vehicles for safe access to common roads, alternative energy facilities, and private open spaces;

(6) To ensure that driver visibility on adjacent roads will not be obstructed;

(7) To ensure safe access to and from common roads;

(8) To ensure that pleasing views are neither unreasonably obstructed nor obtained,

(9) To separate potentially incompatible land uses;

(10) To ensure access to solar radiation for the purpose of alternative energy production.

#851-25-000306-PLNG: Palmer/Wave Watcher LLC
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Tillamook County

2024 Real Property Assessment Report

Account 322822
Map 1N1007DA03204 Tax Status Assessable
Code - Tax ID 5624 - 322822 Account Status  Active
Subtype NORMAL
Legal Descr See Record
Mailing WAVE WATCHER LLC Deed Reference # 2024-4230
1233 CHERRY LN . S
LAKE OSWEGO OR 97034 Sales Date/Price  10-03-2024 / $635,000
Appraiser EVA FLETCHER
Property Class 100 MA SA NH
RMV Class 100 05 OF 536
| Site Situs Address City |
Value Summary
Code Area RMV MAV AV RMV Exception CPR %
5624 Land 476,240 Land 0
Impr 0 Impr 0
Code Area Total 476,240 319,400 319,400 0
Grand Total 476,240 319,400 319,400 0
Land Breakdown
Code Plan Trend
Area ID# RFPD Ex Zone Value Source % Size Land Class Trended RMV
5624 ¢ RK-R-2 Market 113 0.12.AC 476,240
Code Area Total 0.12 AC 476,240
Improvement Breakdown
Code Year Stat Trend
Area ID# Built Class Description % Total Sqft Ex% MS Acct Trended RMV
Comments 02/07/13 Reappraised land. Tabled values. RBB 6/11/21 Reviewed account, updated land adjustments - RMV

only.ef

5/30/2025 4:40 PM
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Tillamook County Department of Community Development
1510-B Third Street. Tillamook, OR 97141 ! Tel: 503-842-3408

www.co.tillamook.or.us

PLANNING APPLICATION

Applicant OO (Check Box if Same as Property Owner) )
Name: NaJhpaiel pa’m er Phone: $07-707-775)
Address: (233 Cherry lant

City: Lafe 05weq® State: DR
Email: fat€ palmes O jmm/rcﬂm

Zip: 1707 §

Fax: 503-842-1819

OFFICE USE ONLY

Date Stamp

RECEIVED)|
JUN 2 8 2025
BY:..

ClApproved [Denied

Received by: M.}~

Proper%Owner Receipt #: —

Name: Wayo Watcher CLC phone: §07-707-7T355 Eees:- - e

Address: [ 37 ¢ hgﬂ_f lanre. ermltr o:

City: Lake 05weqo State: O Zip: 9707 1 85135 (00306 -PLNG
Email: nm‘t ﬂq)l’vlt'f! 97 { Ma / (oM

v

Request: UQI‘;G!,,&Q for ﬂl&ﬂmky Qaquzé& thad dhe nordl und  so b ()[Jpgf}’y

haey do be 87

7

Type |l Type Il

Type IV

[0 Detailed Hazard Report

[0 Conditional Use (As deemed
by Director)

[ oOrdinance Amendment

O Map Amendment

[J Goal Exception

[0 Farm/Forest Review

[0 Conditional Use Review

}@ Variance

[ Exception to Resource or Riparian Setback
[0 Nonconforming Review (Major or Minor)
[0 Development Permit Review for Estuary

[J Ordinance Amendment
[0 Large-Scale Zoning Map

Amendment

[ Plan and/or Code Text

Amendment

Development
[0 Non-farm dwelling in Farm Zone
[ Foredune Grading Permit Review

0 Nonconforming Review (As
deemed by Director)
[J variance (As deemed by

[ Neskowin Coastal Hazards Area Director)

Location:

Site Address:

Map Number: | \/ [0 704 s20Y
Township Range Section Tax Lot(s)

Clerk’s Instrument #:

Authorization

This permit application does not assure permit approval. The applicant and/or property owner shall be responsible for
obtaining any othey necessary federal, state, and local permits. The applicant verifies that the information submitted is
complete, accupdte,and consistent with other information submitted with this application.

m 6/?0/29.43’

Date

Property Owner Signature (Required)

Applicant Signature Date

| Land Use Application Rev. 6/9/23




Nathaniel Palmer

1233 Cherry Lane

Lake Oswego, OR 97034
natepalmer(@gmail.com
503-707-7355

November 5, 2024

Members of the Tillamook County Planning Commission
Tillamook County Planning Commission

201 Laurel Ave

Tillamook, OR 97141

Re: Request for Variance — Oceanfront Property, Tax Lot 1N1007DA03204, Rockaway
Beach, Oregon

Dear Members of the Planning Commission,

I am writing to formally request a variance to the setback requirements for my oceanfront
property, located at Tax Lot IN1007DA03204, Rockaway Beach, Oregon, within the Watseco-
Barview area and the CR-2 Zone.

The unique characteristics of this property create an exceptional hardship when compared to
other oceanfront lots. Specifically, my property is accessed via an easement from the lot to the
north, which results in the northern property line being treated as the front lot line. This treatment
is in contrast to the standard zoning for most oceanfront lots, where the north and south lot lines
are designated as side yards. Please refer to Exhibit B for a visual representation of this
condition.

As a result, the strict application of the zoning code imposes unusual setback requirements that
would severely limit the development potential of the property, leading to an undue hardship. To
remedy this situation and align my property with the standards enjoyed by neighboring
oceanfront properties, I respectfully request the following variance:

 Front Yard Setback (Northern Property Line): A reduction from the required 20 feet
to 5 feet, aligning the setback with side yard setback standards.

e Rear Yard Setback (Southern Property Line): A reduction from the required 20 feet to
5 feet, similarly aligning the setback with side yard standards.

o Side Yard Setback (Western Property Line): No variance is requested; this setback is
governed by the Oceanfront Setback Line as per Section 3.500(8) of the Tillamook
County zoning ordinance.

* Side Yard Setback (Eastern Property Line): While I am willing to increase the setback
to 20 feet, this is not permitted according to Planning staff. That said, the proposed
building footprint (as outlined in Exhibit A) will maintain a setback of at least 20 feet
from the eastern property line, which is in line with rear yard setbacks.



This request is intended solely to bring my property into alignment with the setbacks that are
afforded to other oceanfront owners in the area. The proposed setbacks will ensure that my
property is developed in a manner consistent with the surrounding properties, maintaining the
character of the neighborhood and preserving equitable treatment among adjacent landowners.

Upon reviewing the zoning code and comparing it to the practices in other municipalities, I
believe that a more uniform approach to oceanfront setbacks is both reasonable and justifiable.
Specifically, I propose that the north and south property lines should be practically treated as side
yard setbacks, the oceanfront line as the front yard, and the eastern property line as the rear yard.
While Tillamook County’s zoning code does not specifically address oceanfront lot setbacks,
this proposed configuration mirrors practices in neighboring communities such as Manzanita and
Rockaway, where the oceanfront lot line is explicitly called out within their zoning ordinances as
the front lot line for oceanfront parcels. It is reasonable to conclude that had Tillamook County
explicitly addressed oceanfront lot line definitions in its zoning ordinance, it would have defined
them in a manner consistent with the practices observed in neighboring jurisdictions.

Moreover, precedent has been established in the immediate vicinity of my property. A nearby
parcel at 17490 Ocean Blvd. (just three lots to the north) was allowed setbacks that differ from
the strict interpretation of the zoning code. This lot is in the same circumstance where access to
the property is only via a private easement from a connecting oceanfront lot. This precedent
supports the idea that variances are appropriate when unique circumstances, such as the access
easement in my case, justify a departure from the strict interpretation of setback requirements. It
would be inequitable to impose stricter setbacks on my property than those granted to other
oceanfront properties in the area, given the similarity in the characteristics of the properties.

Variance Review Criteria

This variance request satisfies the review criteria set forth in Section 8.030 of the Tillamook
County Zoning Ordinance. Below are my responses to each of the criteria:

(1) Circumstances attributable either to the dimensional, topographic, or hazardous characteristics
of a legally existing lot, or to the placement of structures thereupon, would effectively preclude
the enjoyment of a substantial property right enjoyed by the majority of landowners in the
vicinity, if all applicable standards were to be met. Such circumstances may not be self-created,

A principal dimensional hardship arises from the fact that the property is accessed solely
via an easement over the lot to the north, rather than via a direct public or private road.
This unusual access arrangement creates a situation where the north and south property
lines are classified as front and rear yard setbacks, rather than the customary side yard
setbacks enjoyed by most oceanfront lots. This imposition effectively precludes the
enjoyment of the same property rights and development potential afforded to other
oceanfront landowners in the vicinity.

The subject property was subdivided in 1995, with the clear intention by the applicant—
reflected in the platting history—that the oceanfront lot line would be treated as the
"front" property line, as is consistent with the treatment of other oceanfront properties in
the subdivision (see Exhibit C). This pattern is uniform across other neighboring



properties, where the oceanfront lot line is considered the front yard, and the north and
south property lines are considered side yard setbacks. As such, the property is
encumbered by unique circumstances not shared by the majority of oceanfront lots in the
area.

Furthermore, when considering the 'width' versus the 'depth' of the property, it is clear
that the original 1995 platting of the subdivision was based on the understanding that the
western property line would serve as the front property line. The 60-foot “‘width’ of the
lot was accepted by Tillamook County staff reviewers at the time of approval. Had the lot
been deemed non-compliant, with only a 60-foot ‘depth’, the subdivision would not have
been following minimum depth standards and therefore not approved. The fact that the
subdivision was approved without any mention of this issue strongly indicates that the
county reviewers recognized the western property line as the front line and found the lot
to be in conformance with the zoning standards.

The substantial property rights enjoyed by neighboring oceanfront properties in the area
include the ability to apply 5-foot setbacks to their north and south property lines, as
those lines are treated as side yards. The requested variance seeks to extend these same
property rights to the subject parcel, ensuring equitable treatment in alignment with the
other oceanfront properties in the immediate vicinity. Without this variance, the strict
application of the zoning code would place the subject property at a significant
disadvantage compared to similarly situated lots, effectively depriving the applicant of
substantial property rights that are otherwise afforded to neighboring landowners.

Finally, these circumstances are not self-created by the applicant. The subdivision was
finalized in 1995, well before the applicant’s purchase of the property in 2024. As such,
the applicant has inherited the dimensional constraints imposed by the subdivision plat,

Tather than having caused them.

(2) A VARIANCE is necessary to accommodate a use or accessory use on the parcel which can be

)

reasonably expected to occur within the zone or vicinity.

The proposed residential development is entirely consistent with the character of the
surrounding neighborhood, which is 100% residential. A single-family home is the
primary use allowed within the CR-2 zone, and the proposed development aligns with the
surrounding uses. The variance is necessary to ensure the development of the property in
a manner consistent with neighboring properties and to avoid an inefficient or irregular
structure that would not be in character with the neighborhood.

The proposed VARIANCE will comply with the purposes of relevant development standards as
enumerated in Section 4.005 and will preserve the right of adjoining property owners to use
and enjoy their land for legal purposes.

SECTION 4.005: RESIDENTIAL AND COMMERCIAL ZONE STANDARDS
PURPOSE: In all RESIDENTIAL AND COMMERCIAL ZONES, the purpose of land use
standards are the following:



The requested variance will not undermine the purposes of the development standards
outlined in Section 4.005. Specifically:

1. To Ensure the Availability of Private Open Space

The 1995 subdivision of this area was designed with multiple lots, each intended to
conform to the general zoning standards, particularly with regard to open space, and with
the clear expectation of future residential development on this subject lot. The
subdivision plan specifically anticipated a building structure consistent with the one
proposed in this variance request. The 5-foot setbacks from the north and south property
lines will preserve the required private open space, in line with the open space standards
applied to neighboring properties. Additionally, 100% of the open space west of the
ocean shore setback line will remain undeveloped—representing more than 75% of the
lot. By keeping over 75% of the lot as undeveloped, significant private open space is
preserved.

No development is proposed on adjacent parcels, as all construction will occur entirely on
the subject lot. This approach aligns with the open space requirements of other oceanfront
lots in the area, and it would be inequitable to impose stricter open space standards on
this property than those applied to neighboring properties.

2. To ensure that adequate light and air are available to residential and commercial
structures

The proposed setbacks will not obstruct light and air to neighboring properties, as they
are consistent with the setbacks enjoyed by adjacent oceanfront properties. By aligning
the north and south setbacks with those of surrounding properties, the development will
maintain the openness and air circulation typical of the neighborhood. Furthermore, the
setbacks are designed to preserve the natural flow of light and air, ensuring that the
proposed structure does not create significant shadows or airflow that could affect
neighboring homes.

3. To adequately separate structures for emergency access

The setbacks proposed exceed the minimum 6 feet required for emergency access.
Additionally, the neighboring property to the north has a 5-foot setback from its southern
property line, providing more than 10 feet of clearance between structures.

4. To enhance privacy for occupants of residence

The requested S-foot setbacks will protect the privacy of neighboring properties by
allowing for a more appropriately proportioned and conventional home design. If forced
to adhere to stricter setbacks, the building would likely need to be unusually narrow,
which could result in an awkward or unconventional layout that may place windows or
balconies in positions that directly overlook neighboring properties, significantly



compromising their privacy. By granting the variance, the home can be designed in a
more typical, well-proportioned manner, consistent with other oceanfront homes in the
area. This will ensure that the privacy of neighboring residences is preserved while still
allowing for the development of a functional and aesthetically appropriate property.

S. To ensure that all private land uses that can be reasonably expected to occur on private
land can be entirely accommodated on private land, including but not limited to dwellings,
shops, garages, driveways, parking, areas for maneuvering vehicles for safe access to
common roads, alternative energy facilities, and private open spaces

The proposed variance will not negatively impact the ability of adjacent property owners
to use and enjoy their land. On the contrary, it will allow for a more traditional, well-
proportioned residential structure that will blend with the existing homes in the area. The
requested setbacks are consistent with those enjoyed by neighboring oceanfront
properties, ensuring that their rights to use and enjoy their property are not infringed
upon.

6. To ensure that driver visibility on adjacent roads will not be obstructed

There is no public or private road access to the property, as it is accessed via an easement
from the lot to the north. Therefore, the requested variance will not impact driver
visibility on adjacent roads, as there is no vehicular access from Ocean Blvd or any other
public road.

7. To ensure safe access to and from common roads

Since the property is accessed through a private easement, the requested variance will not
impact access to or from common roads. The variance will not interfere with vehicular
access or the safe use of nearby roads.

8. To ensure that pleasing views are neither unreasonably obstructed nor obtained

The original 1995 subdivision was designed with the understanding that oceanfront
homes would be built on these lots, and neighboring properties were subdivided with this
expectation in mind. The key term here is "unreasonably"—as any oceanfront home will
naturally block some portion of the view. The proposed variance, which aligns the
setbacks with those of neighboring properties, will not result in an unreasonable
obstruction of views, as some level of obstruction is inherently expected with any
oceanfront development. The proposed setbacks are consistent with those of surrounding
oceanfront lots, ensuring that the view impact is no greater than what is typical in the
area. Additionally, the views from this property, once development is complete, will not
be unreasonably obtained, as they will mirror the view opportunities currently enjoyed by
all other oceanfront owners in the area. This ensures that the development is in line with
the established character of the neighborhood, where oceanfront homes are positioned in
a way that balances privacy with the natural views of the beach.

9. To separate potentially incompatible land uses



All surrounding properties are residential, and the proposed use of the property—a
single-family home—aligns with the surrounding uses. No conflict with adjacent
properties is anticipated, as the proposed development will be in harmony with the
existing residential character of the area.

10. To ensure access to solar radiation for the purpose of alternative energy production

The surrounding area is entirely residential, and the requested variance will have no
adverse impact on access to solar radiation for alternative energy production. The
proposed setbacks will not obstruct solar access to neighboring properties.

(4) There are no reasonable alternatives requiring either a lesser or no VARIANCE.,

The request for 5-foot setbacks from the north and south property lines is consistent with
the setbacks enjoyed by neighboring oceanfront property owners and is necessary to
ensure equitable treatment under the zoning code. A lesser variance would be manifestly
inequitable, as it would result in an undue restriction on the development potential of this
property compared to other oceanfront lots in the vicinity. As it stands, all neighboring
oceanfront properties are afforded a 5-foot north and south setback, and imposing stricter
setback requirements on this property would result in a disproportionate economic
burden, reducing the property’s market value and development potential.

Without a variance, compliance with the strict zoning requirements would impose a
significant limitation on the building’s design. Specifically, the maximum allowable
width for a structure would be restricted to 19 feet, resulting in a narrow, townhouse-like
building that would be out of place in this residential neighborhood. The design would be
atypical for the area and would create an inappropriately “urban” character. The only
economic alternative would be to construct a taller building, but increasing the height
would exceed the height limits set forth in the CR-2 zone, thereby violating zoning
regulations and creating an undesirable visual neighborhood impact.

Alternative setback options have been considered, but they would result in significant
financial hardship. A narrower building, as would be required by a lesser variance, would
decrease the usability and desirability of the property, and thereby reduce its market
value. Such a restriction would be incompatible with the character of the surrounding
oceanfront properties, which typically feature larger structures with setbacks consistent
with the requested variance. The property located at 17490 Ocean Blvd, just three lots to
the north, was afforded “normal” setbacks in 1997, providing precedent for the approval
of the requested variance and further supporting the reasonableness of this request. It is,
therefore, both fair and reasonable to request 5-foot north and south property line setback
allowed by other oceanfront properties.

After careful consideration of all available options, it is clear that the requested 5-foot
setbacks from the north and south property lines represent the only reasonable solution.



The requested variance is necessary to avoid significant economic and aesthetic hardship
and to bring this property into alignment with the character of the surrounding oceanfront
development.

In conclusion, the requested variance aligns with the intent of the zoning code and is consistent
with the development patterns established by neighboring properties. It is necessary to avoid
undue hardship and ensure the equitable treatment of my property in relation to others in the
area. | respectfully request your approval of this variance application.

Thank you for your time and consideration. I look forward to discussing this matter with you at
the upcoming hearing.

Sincerely,
Nathaniel Palmer
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Arguments addressing general opposition points

Before addressing the specific points raised in the letters of opposition, I wish to
acknowledge an important threshold matter. In prior communications, planning staff
conveyed that issues involving private easements are typically civil in nature and fall
outside the scope of the County’s land use review authority. I fully agree with that
position and maintain that the 5-foot pedestrian easement—being a private, non-
public right-of-way—should not be a factor in the County’s evaluation of this
variance request.

Nonetheless, in light of the significant volume of public comment focused on the
easement and the possibility that staff may now view those concerns as relevant to the
variance criteria, [ am providing the following responses. I do so solely as a courtesy,
and expressly not as a concession of any legal position or waiver of any land use
rights. I continue to maintain that these issues lie outside the jurisdiction of this
review and should be resolved, if at all, through appropriate civil channels among the
easement’s beneficiaries.

That said, should staff or the decision-making body determine that the easement
context warrants further consideration, the following rebuttals and clarifications are
provided to demonstrate that the proposed development is entirely consistent with the
legal boundaries, function, and intent of the recorded easement.

1. Threat to Public Beach Access

Claim: The proposed structure will discourage public use of the easement and make it feel
privatized.

Rebuttal:
e The 5’ pedestrian easement remains fully unobstructed and functional.

e Several homes east of this property also have this same easement and have built fences
directly on the easement line to separate public from private land — a clear precedent.



e This application proposes a structure abutting the easement, not a fence, but
functionally it does the same: it defines private land without interfering with public
access.

« Opponents appear to misunderstand their rights — no one has legal access rights
beyond the 5’ easement, and this proposal respects that line entirely.

2. Safety and Emergency Egress

Claim: The variance would hinder tsunami evacuation and emergency passage.
Rebuttal:

e The easement on my property is part of a larger pedestrian access easement extending
long the southern border of lots eastward of my lot. My section of the access corridor is
actually wider than anywhere else along the easement trail.

o 5 pedestrian easement
o 5 recorded access strip immediately south
o Additional setback from the southern neighbor

o Together, these provide 10°+ of open space, far more than the 5° width available east of
the subject property.

e The project does not block or reduce this access.

e This area actual has wider access than any other sections along this private easement.

3. Maintenance and Equipment Access

Claim: Easement access for equipment will be restricted, impacting trail, ramp, or revetment
upkeep.

Rebuttal:

e The combined 10’+ of clearance allows for better maneuverability here than in tighter
trail segments elsewhere.

e Maintenance is typically performed on foot or with small-scale equipment.

e The private easement is dedicated for pedestrian traffic of nearby home owners and their
family/guests. This easement does not include any provisions for equipment.

4. Environmental and Aesthetic Impact

Claim: The house will damage coastal character and create a “wall effect.”



Rebuttal:

o Aesthetic preferences are not a legal basis for denying a variance under Tillamook
County Code.

e The structure complies with all height and design standards, and materials will be
compatible with the surrounding neighborhood.

o Nearby homes have fences or walls along this same trail corridor — this proposal is
visually consistent with existing development.

5. Property Values
Claim: Neighboring properties will lose value due to the setback reduction.
Rebuttal:

o There is no objective evidence that a conforming residence respecting easements and
zoning will reduce nearby property values.

e Public access remains intact, and views are not materially affected.

e High-quality development typically adds neighborhood value, especially in
underutilized lots.

6. Precedent and Equity
Claim: Granting the variance is unfair because others followed the setback rule.
Rebuttal:

e Variances exist specifically for lots with unique physical constraints, like unusual
access orientation or lot shape.

e This lot is functionally oriented differently than others, requiring a tailored approach.

 Denying this variance would ignore the principles of equity for atypical parcels, which
the variance process is designed to protect.

e Other lots with similar characteristics have been granted variances or been allowed to
treat their functional home frontage as the front lot line, rather than a narrow
interpretation of the front lot line definition.

7. Accessibility

Claim: Narrowing the trail harms ADA access and use by strollers or mobility devices.



Rebuttal:

e This is one of the widest and most accessible trail segments:
o 5 public easement
o 5 access strip
o Adjacent open setback area to the south
e No part of the structure intrudes into these areas, and accessibility is actually enhanced
compared to other parts of the trail.

8. Revetment Access

Claim: Building closer to the easement will hinder future erosion protection and revetment
repairs.

Rebuttal:
e No part of the revetment is blocked or restricted by the proposed structure.

e The private pedestrian beach easement is explicitly stated for pedestrian use, and should
not be misconstrued as allowed for equipment access for repairs.

9. Legal and Political Risk

Claim: Granting this variance could lead to litigation or erode public trust.
Rebuttal:

e The variance request is legally valid, supported by unique site characteristics and
findings consistent with Tillamook County LUO § 6.030.

e Public trust is strengthened when processes are followed fairly, including recognizing
property rights and hardship relief.

e Upholding well-supported variance requests reinforces confidence in the planning
system, not the opposite.



Additional Arguments in Support of Variance Application

1. Easement Rights Are Fully Preserved and Respected

The 5-foot-wide easement along the southern edge of my property remains fully intact and
unobstructed by the proposed development. The structure respects the exact boundaries and
terms of the easement, and no part of the home will intrude into that area.

This is a recorded private access easement, not a public one, and applies only to a defined
group of nearby landowners. It is not a general beach access point for the public. Accordingly,
while all easement rights are respected, general concerns about public coastal access or the
“privatized feel”” of the beach are not legally relevant to this application.

2. Easement Width Here Exceeds Width of Similar Accessways
The access corridor adjacent to my lot includes:

e A 5-foot-wide recorded pedestrian private easement,

e An adjacent 5-foot recorded access strip, and

e A setback from the neighbor’s house that adds additional lateral clearance.

Combined, this creates 10+ feet of open, unobstructed space for travel—significantly more
than the 5-foot width seen along most of the same easement corridor.

This site exceeds the width and usability of other access segments in the neighborhood. The
easement remains fully open, clearly defined, and highly functional.

Below are photos showing the area along my south property line, which will remain
unobstructed, along with photos further east on the trail, which are much narrower.



ean Shores setback intersection, along my south property line, facing east




Midfoint along my south property line, facing east
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Along the south property line of a neighbor, further east down the trail




3. Design Is Compatible with Surrounding Development

Other homes along the same easement have built fences directly along their easement line,
establishing a clear boundary between private and shared-use space. My proposed structure
aligns with the easement edge in a similar way — just with a building wall rather than a fence.

This approach does not create new impacts or diminish the functional use of the trail. In fact, it
matches the pattern of neighboring development.

4. “Privatization” Concerns Are Misplaced and Addressable

Some community members suggest the structure may create a “privatized feel” or discourage
use.

Although I am under no obligation, I am fully open to working with staff on signage or
treatments to reinforce the legal pedestrian access point, though again, this is a private
easement and not a general public trail. I fully intend on promoting access to the beach for my
neighboring property owners as they will be able to continue to access the beach unobstructed.

5. This Is a Private Easement, Not Public Coastal Infrastructure

It is important to distinguish between private access easements, such as this one, and public
coastal accessways governed by Statewide Planning Goal 17 and the Beach Bill. This easement:

o Exists solely between private landowners,
o Does not provide general public access to the beach, and
« Is not subject to the same state oversight or public interest claims as public access points.

Because the scope of use is private, and no public rights are impacted, arguments grounded in

statewide public access policy — such as the perception of reduced public benefit — do not
apply here.

6. The Eastern property line should be treated as the front lot line by definition.
Finally, notwithstanding all of the above arguments supporting this variance, I maintain that a
variance should not be necessary at all, as the eastern property line properly qualifies as the front

lot line under applicable code and precedent.

A. Legal Access via Shared Driveway



This parcel is served by a recorded 25-foot-wide driveway access easement, which runs along
the eastern edge of the adjacent northern parcel and extends into the subject lot. It forms a shared
driveway used by this lot and the lot to the north, and it serves as the primary and only vehicular
access to both properties.

Under Tillamook County's Land Use Ordinance (LUO) — Article XI — a front lot line is defined
as:

“the lot line separating a lot from a street or private way from which primary vehicular
access is attained.”

This shared driveway qualifies as a private way, and it abuts the eastern lot line. That makes this
side the legally appropriate front under Tillamook County zoning code.

B. Shared Driveway and Repeated Functional Use
The subject parcel shares its only legal ingress and egress via a recorded access easement on
the easterly property line, which also serves the undeveloped parcel to the north, under
common ownership. That northern lot is actively in the process of being developed and will
likewise be accessed via this same easement. Both dwellings will:
o Face east toward the driveway and easement,
e« Share the same primary access route for vehicles and pedestrians,
e Have their main entrances and garages on the eastern side, and
» Have ocean-facing views to the west, functionally designating the rear of the homes.
In all key respects—access, orientation, and use—the homes will function identically. To treat
the same boundary as the front for one lot and not the other would create inconsistency and run
counter to land use logic.
C. Functional Access Determines "Front Lot Line"

This is further confirmed in case law. In LUBA No. 95-204 (1996), LUBA clearly held:

“Where a lot has no frontage on a public, county or state road, the front lot line is the
line of the easement or private road serving the lot which is nearest the residence.”

This statement confirms that when a lot lacks frontage on a public road, the private easement
line providing access—if nearest the residence—can and should be designated as the front lot
line.

D. Equity and Consistency

Applying a different front lot line designation to the two parcels would be:

o Inconsistent with LUBA’s interpretation of the zoning code,



e Inequitable, given the identical access and orientation of the homes,
e And irrational from a practical land use perspective.

Recognizing the eastern property line as the front lot line is entirely consistent with both
Oregon LUBA precedent and the functional use of the site.

Conclusion
In summary:

o The easement is private, and all private access rights are preserved. The planning
guide’s public-access-oriented concerns do not apply in this private context.

e The width of the access corridor here is wider than other parts of the easement trail.

e The design is compatible with adjacent development, providing clarity without
obstruction.

o Even if a variance were not granted, the eastern property line could reasonably be
interpreted as the front lot line based on functional access, eliminating the need for a
variance altogether.

I respectfully request approval of the variance based on this evidence of compatibility, access
preservation, and consistency with land use policy principles.









Aaron A. Ames & Tammy M. Nettinga
17478 Ocean Blvd.
Rockaway Beach, OR 97136

June 5, 2025

Tillamook County Planning Commission
1510 - B, 3" Street
Tittamook, OR. 87141

Subject: Formal Opposition to Variance Request #851-24-000651-PLNG
Dear Members of the Planning Commission,

We, Aaron A. Ames and Tammy M. Nettinga, owners of the property at 17478 Ocean Blvd.,
Rockaway Beach, OR 97136, respectfully submit this letter in strong opposition to Variance
Request #851-24-000651-PLNG, submitted by Nathaniel Palmer on behalf of Wave
Watcher LLC.

In addition to the concerns outlined in the attached PDF, we wish to highlight the following
key objections:

+ Obstruction of Ocean Views from the East: The proposed variance would
significantly impair ocean views from the public beach access path and from
existing residences located east of the subject property. This visual obstruction
would diminish the enjoyment of the area for both residents and visitors, These
concerns apply to both the north and south side setback reductions.

» Negative Impact on Property Values: The reduction or loss of ocean views and the
disruption of the area's coastal character are likely to reduce property vatues for
neighboring homeowners. This financial impact would be borne by the broader
community, not just us.

» Visual Degradation from the West: From the beach and ocean-facing
perspectives, the proposed variance would contribute to a nearly continuous wall of
buildings, undermining the natural beauty and open character of the coastline.

Itis important to note that the applicant and property owner were fully aware of the existing
setbacks and easements at the time of purchase. Attempting to alter these terms post-
purchase for personal financial gain—at the expense of community character, public
access, and neighborhood cohesion—is inappropriate and contrary to the public interest.



We strongly urge the Planning Commission to deny Variance Request #851-24-000651-
PLNG in order to preserve the integrity, safety, and visual character of our coastal
community.

Thank you for your time and thoughtful consideration.

Sincerely,

Aaron A. Ames %Zc/ Z
Tammy M. Nettinga &



9:58AM SatJun7 one ' > 32% W

/

To Whom It May Concern,

I'am writing to formally oppose the requested variance that would
allow construction up to a 5-foot setback adjacent to the community
beach access path along Ocean Boulevard, as shown in Tillamook
County Tax Map IN1007DA.

Granting this variance would permit a structure to be built directly
alongside a critical pedestrian corridor used by Ocean Blvd. and Pine
Beach Loop residents and guests to access the beach. This path is not
only a valued community amenity, but also a vital functional and
safety route.

Allowing construction so close to the access trail introduces the
following significant concerns:

1. Restricted Maintenance Access: The reduced setback would
severely limit the space required to deliver and maneuver
equipment, materials, and vehicles needed to service the beach
ramp and pathway infrastructure. This jeopardizes the long-term
upkeep of a key community asset.

2. Obstructed Emergency Egress: In the event of a natural
disaster, particularly a Cascadia Subduction Zone earthquake and
resulting tsunami, residents and beachgoers rely on clear,
accessible escape routes to reach higher ground. Any structure
built within such close proximity to the trail could delay
evacuation, cause congestion, and significantly reduce safety
during an emergency.

3. Environmental and Aesthetic Disruption: A wall or structure
bordering the trail would be visually disruptive and inconsistent
with the natural coastal character that Pine Beach HOA and its
residents have deliberately maintained. The openness of the trail
contributes to the community’s identity and is part of what
homeowners have invested in preserving.

4. Erosion of Public Access: While the variance may remain
outside the literal easement boundary, the proximity alone would
create the perception of privatization, discourage public use, and
degrade the function of a shared community resource.

5. Unfavorable Precedent: Approving this request would set a
concerning precedent for future encroachments along shared
spaces. Each exception undermines the integrity of long-standing
community planning standards and weakens protections for
public use areag,




In summary, the proposed variance conflicts with community safety, public access, and
environmental values. | strongly urge the planning commission to deny this request in order to
preserve the functionality, character, and safety of the Pine Beach Loop community.

Sincerely, @ 7) 9\57; f

Carolyn Grace Arnquist

5680 W Sunset Road

Tucson, AZ 85743

(503) 936-9758
ozziequist@gmail.com

New Owner of 7860 Pine Beach Loop!



June 9, 2025

To whom it may concern:

| understand that the owner of property TAX Number 1N1007DA on the beach at the south
end of Ocean Blvd, Rockaway Bch has requested a variance to allow construction to abut
our beach access path that is used by many residents in the neighborhood. Allresidents in
blocks 1, 3 and 5 in the area have a deed to the access path. (see attached). |strongly
oppose giving a variance of any Kind to any property owner whose property abuts the path.
There have been several houses built within the last few years on the path and to my
knowledge no one has even considered asking for a variance to make his/her use of
property larger than mapped by the county. Property owners do not get variances to public
roads so they can expand use of property they own and this path is the same.

In addition to this commonsense reason for denying the incoming property owner’s
variance request there are other reasons:

e OQur grandchildren visit frequently and when going to the beach, we take a load of
beach toys, blankets, food etc. and it would be cumbersome to puil a wagon and
traverse a path narrower than it is now, which would happen if a house were built
right on the path property line.

s Ifthereis an emergency and many people need to leave the beach fast, we need at
least the current path width to exit as safely as possible.

e Atleast one of our neighbors who lives in a house on the path currently uses a cane.
She loves to walk on the beach and needs someone with her. To walk the path two-
abreast and sometimes three-abreast (allowing for a person on each side of her)
would be an unreasonable adjustment to her if one of the property owners restricted
part of the path with a building much too close.

¢ Those ofusinblocks 1, 3 and 5 who purchased our properties after the deed was
drawn up did so believing that we would always have great access to the beach.
That access should not be reduced by someone who wants to reduce the set-back
for personal gain.



¢ Rights to the path belong to the neighborhood. However, no one in our
neighborhood, to my knowledge, has ever blocked outsiders from using the path.
So, in that respectitis a public access path.

Please deny this variance request.

Sincerealy

George and Joann Baker
17425 Ocean Blvd, Rockaway Bch, OR 503 522 6280



To Whom it May Concern, June 5, 2025

I am writing this letter to oppose the variance request number #851-24-000651-PLNG: PALMER/WAVE
LLC that would allow construction up to a 5-foot setback adjacent to the community beach access path
along Ocean Boulevard, as shown in Tillamook County Tax Map 1N1007DA.

Granting tis variance would permit a structure to be built directly alongside a critical pedestrian corridor
used by Ocean Blvd. and Pine Beach Loop, Pine Beach Way and Pine Beach Ave residents (Pine Beach
Loop) and guests to access the beach. This path is not only a valued community amenity, but also a vital
functional and safety route.

Allowing construction so close to the access trail introduces the following significant concerns:

1.

Restricted Maintenance Access: The reduced setback would severely limit the space
required to deliver and maneuver equipment, materials, and vehicles needed to service the
beach ramp and pathway infrastructure. This jeopardizes the long-term upkeep of a key
community asset.

Obstructed Emergency Egress: In the event of a natural disaster, particularly a Cascadia
Subduction Zone earthquake and resulting tsunami, residents and beachgoers rely on clear,
accessible escape routes to reach higher ground. Any structure built within such close
proximity to the trail could delay evacuation, cause congestion, and significantly reduce
safety during an emergency.

Environmental and Aesthetic Disruption: A wall or structure bordering the trail would be
visually disruptive and inconsistent with the natural coastal character that Pine Beach HOA
and its residents have deliberately maintained. The openness of the trail contributes to the
community’s identity and is part of what homeowners have invested in preserving.

Erosion of Public Access: While the variance may remain outside the literal easement
boundary, the proximity alone would create the perception of privatization, discourage
public use, and degrade the function of a shared community resource.

Unfavorable Precedent: Approving this request would set a concerning precedent for future
encroachments along shared spaces. Each exception undermines the integrity of long-
standing community planning standards and weakens protections for public use areas.

In summary, the proposed variance conflicts with community safety, public access, and environmental

values. | strongly urge the planning commission to deny this request in order to preserve the
functionality, character, and safety of the Pine Beach Loop community.

Sincerely,

George Michael Bean /S;Z . W ﬂ,@n
17405 Pine Beach Way 7

Rockaway Beach, OR 97136

Georgebean2@hotmail.com 503.374.5189




To Whom it May Concern, June 5, 2025

| am writing this letter to oppose the variance request number #851-24-000651-PLNG: PALMER/WAVE
LLC that would allow construction up to a 5-foot setback adjacent to the community beach access path
along Ocean Boulevard, as shown in Tillamook County Tax Map 1N1007DA.

Granting tis variance would permit a structure to be built directly alongside a critical pedestrian corridor
used by Ocean Blvd. and Pine Beach Loop, Pine Beach Way and Pine Beach Ave residents (Pine Beach
Loop) and guests to access the beach. This path is not only a valued community amenity, but also a vital
functional and safety route.

Allowing construction so close to the access trail introduces the following significant concerns:

1.

Restricted Maintenance Access: The reduced setback would severely limit the space
required to deliver and maneuver equipment, materials, and vehicles needed to service the
beach ramp and pathway infrastructure. This jeopardizes the long-term upkeep of a key
community asset.

Obstructed Emergency Egress: In the event of a natural disaster, particularly a Cascadia
Subduction Zone earthquake and resulting tsunami, residents and beachgoers rely on clear,
accessible escape routes to reach higher ground. Any structure built within such close
proximity to the trail could delay evacuation, cause congestion, and significantly reduce
safety during an emergency.

Environmental and Aesthetic Disruption: A wall or structure bordering the trail would be
visually disruptive and inconsistent with the natural coastal character that Pine Beach HOA
and its residents have deliberately maintained. The openness of the trail contributes to the
community’s identity and is part of what homeowners have invested in preserving.

Erosion of Public Access: While the variance may remain outside the literal easement
boundary, the proximity alone would create the perception of privatization, discourage
public use, and degrade the function of a shared community resource.

Unfavorable Precedent: Approving this request would set a concerning precedent for future
encroachments along shared spaces. Each exception undermines the integrity of long-
standing community planning standards and weakens protections for public use areas.

In summary, the proposed variance conflicts with community safety, public access, and environmental
values. | strongly urge the planning commission to deny this request in order to preserve the
functionality, character, and safety of the Pine Beach Loop community.

Sincerely,

Kathleen Kay Bean

K ot Qe D \@6’6@@

17405 Pine Beach Way
Rockaway Beach, OR 97136

Kathykbean1l0@gmail.com 503.374.5189




Gerald L Brown
17960 Old Pacific Hwy

Rockaway Beach OR 97136

lune 8, 2025

(C) 360-608-4411

jerrybwa@earthlink.net

Department of Community Development
ATTIN: Melissa Jenck, CFM Senior Planner

1510-B Third St Tillamook OR 97141

Sarah.thompson@tillamookcounty.gov

RE: Variance Request #851-24-00065 1-PLNG: Palmer/Wave Watcher LLC

Dear Ms Jenck and Department of Community Development:

I’m writing to formally oppose the above referenced Variance which seeks to reduce the required 20 foot front yard setback
and 20 foot rear yard (south side) setback for the property located on Tax Lot 3204. This variance would permit construction
as close as five feet from the north and south sides of the property line. If granted, the south side variance would severely
encroach on an established public beach address easement and vital community pathways. | use this easement to frequently
walk on the beach and this variance would unfairly and unreasonably impact my access which was deeded to me because of
where | live.

Violation of Easement Rights:

According to the Declaration of Easement recorded on June 30, 1967 (Book 208, Page 56) a permanent five foot wide
easement exists along the southern property boundary for the benefit of property owners in Blocks 1,3, and 5 (i.e. me). This
easement ensures unimpeded pedestrian access to the beach. The proposed variance would significantly reduce clearance
adjacent to this easement, undermining its intended purpose and potentially violating Oregon property law by restricting or
interfering with its use. Any construction that diminishes the functionality of this easement could expose both the applicant
and the County to civil liability under Oregon’s property law protections.



Inconsistency with Oregon’s Statewide Planning Goals:

Oregon’s Statewide Planning Goals, particularly Goal 17 (Coastal Shorelands) and Goal 18 (Beaches and Dunes),
mandate the protection of public access to the shoreline and the preservation of coastal resources. Approving this variance
would conflict with these goais by allowing construction to crowd a critical community beach access corridor, threatening
public safety, access, and environmental integrity. This access is one of only two access points in this entire area.

Public Trust Doctrine Obligations:

Oregon’s Public Trust Doctrine requires that beaches and coastal lands be preserved for public use and enjoyment.
Reducing the setback and compromising a key beach access path contradicts the state’s obligation to protect public trust
resources, potentially setting a precedent that threatens coastal access rights across this community.

Community Safety and Emergency Access:

The requested variance would hinder maintenance access and emergency egress which are vital during natural
disasters such as earthquakes and tsunamis, especially given the Oregon coast’s vulnerability to Cascadia Subduction Zone
events. This variance could obstruct vital evacuation routes, delay emergency response, and jeopardize this community’s
safety.

Lack of Legitimate Hardship:

Oregon law requires that variances be granted only when a property owner demonstrates an unnecessary hardship
that is not self-imposed and cannot be mitigated by alternative design. The Applicant has not demonstrated that alternative
designs or placement of the structure within the existing setbacks is unfeasible. Financial motivations to maximize buildable
area do not meet the legal threshold for hardship.

Negative Precedent:

Granting this variance would set a dangerous precedent for future encroachments on shared community spaces and
easements. Each exception undermines the integrity of the county’s land use regulations and weakens protections for critical
community infrastructure and coastal access.

Environmental and Aesthetic Concerns:

Construction adjacent to this well-used pedestrian trail would degrade the natural character of the Pine Beach Loop
and surrounding community and its beach access path which residents and visitors highly value. Preserving the aesthetic and
environmental quality of the Oregon coast is essential to both residents and the local economy.



Summary:

This variance reguest undermines established property easement rights, violates Oregon's statewide planning goals
and the Public Trust Doctrine, threatens community safety and emergency egress, lacks evidence of legitimate hardship and
sets a harmiful precedent for future development, [vigorously urge the Planiing Commission to deny this request to preserve
the functionality, safety, and character of both the Pine Beach Loop and adjacent {blocks 1,3, & 5) communities.

Thank you for considering my concerns. Please ensure this letter is included in the administrative record for this case.

Sincerely,

Gerald Brown




June 12,2025 1:40 pm.

To Tillamook County Community Planning and Development
Variance Request # 851-24 - 000651- PLNG

We are sending in to formally oppose the requested variance that would allow construction up to a 5-foot
setback adjacent to the community beach access path along Ocean Boulevard, as shown in Tillamook
County Tax Map TN1007DA.

Granting this variance would permit a structure to be built directly alongside a critical pedestrian corridor
used by Ocean Blvd. and Pine Beach Loop residents and guests to access the beach. This path is not
only a valued community amenity, but also a vital functional and safety route.

Allowing construction so close to the access trail introduces the following significant concerns:

1. Restricted Maintenance Access: The reduced setback would severely limit the space required
to deliver and maneuver equipment, materials, and vehicles needed to service the beach ramp
and pathway infrastructure. This jeopardizes the long-term upkeep of a key community asset.

2. Obstructed Emergency Egress: In the event of a natural disaster, particularly a Cascadia
Subduction Zone earthquake and resulting tsunami, residents and beachgoers rely on clear,
accessible escape routes to reach higher ground. Any structure built within such close proximity
to the trail could delay evacuation, cause congestion, and significantly reduce safety during an
emergency.

3. Environmental and Aesthetic Disruption: A wall or structure bordering the trail would be visually
disruptive and inconsistent with the natural coastal character that Pine Beach HOA and its
residents have deliberately maintained. The openness of the trail contributes to the community’s
identity and is part of what homeowners have invested in preserving.

4. Erosion of Public Access: While the variance may remain ocutside the literal easement boundary,
the proximity alone would create the perception of privatization, discourage public use, and
degrade the function of a shared community resource.

5. Unfavorable Precedent: Approving this request would set a concerning precedent for future
encroachments along shared spaces. Each exception undermines the integrity of long-standing
community planning standards and weakens protections for pubtic use areas.

In summary, the proposed variance conflicts with community safety, public access, and environmental
values. | strongly urge the planning commission to deny this request in order to preserve the
functionality, character, and safety of the Pine Beach Loop and Ocean Blvd community.

Please take time to consider all the scenarios of where the home could be placed on the property
and how it will affect the neighbors to the south and east. With no specific house and plot plan there are
a lot of unknowns like whether the back door or garage and how tall the structure will be along the
easementline or a tall solid if fence is planned. Too many factors that will affect all who travel along
the trait to the beach from Old Pacific Hwy, Ocean Blvd and our Pine Beach Development. Please keep a
home from being built right up to the easement and give all who use the trail a sense of some openness
and a little bit of nature as we go to and from our beautiful ocean and the beach.

Please do not grant a 5t set back on the easement to the south of the property. Thank you

Sincerely,

Bill Cogdall President, Mike Rogers, and Marilyn Robinson
ACC of Pine Beach Replat
P.O.Box 136
Rockaway Beach OR 97136
Secretary: Marilyn Robinson. 503-807-3224 / oscarfanypants@yahoo.com
Pinebeachhoa@gmail.com
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Tillamook County DEPARTMENT OF COMMUNITY DEVELOPMENT
. BUILDING, PLANNING & ON-SITE SANITATION SECTIONS

1510 - B Third Street
Tillamook, Oregon 97141

- www.tillamookcounty.gov
503-842-3408

Land of Cheese. Trees and Ocean Breeze

VARIANCE REQUEST #851-24-000651-PLNG:

PALMER/WAVE WATCHER LLC

NOTICE TO MORTGAGEE, LIENHOLDER, VENDOR OR SELLER:
ORS 215 REQUIRES THAT IF YOU RECEIVE THIS NOTICE,
IT MUST BE PROMPTLY FORWARDED TO THE PURCHASER

NOTICE OF ADMINISTRATIVE REVIEW
Date of Notice: May 30, 2025

Notice is hereby given that the Tillamook County Department of Community Development is considering the following:

#851-24-000651-PLNG: A Variance request to reduce the required 20-foot front yard setback (northerly property line) to
5_feet and reduce the required 20-foot rear yard setback (southerly property line) to 5-feet, to allow for the siting of a single-
family dwelling. The subject property is located in the Unincorporated Community of Barview/Watseco/Twin Rocks,
accessed via a private easement off of Ocean Blvd, a county road, zoned Community Medium Density Urban Residential
(CR-2), and designated as Tax Lot 3204 of Section 7DA, Township 1 North, Range 10 West, Willamette Meridian,
Tillamook County, Oregon. The applicant is Nathaniel Palmer, and the property owner is Wave Watcher LLC.

Written comments received by the Departmént of Community Development prior to 4:00 p.m. on June 13, 2025, will be
considered in rendering a decision. Comments should address the criteria upon which the Department must base its decision.
A decision will be rendered no sooner than the next business day. June 16, 2023. N

Notice of the application, 2 map of the subject area, and the applicable criteria are mailed to all property owners within 250
feet of the exterior boundaries of the subject parcel for which an application has been made and other appropriate agencies
at least 14 days prior to this Department rendering a decision on the request.

A copy of the application, along with a map of the request area and the applicable criteria for review are available for
inspection at the Department of Community Development office located at 1510-B Third Street, Tillamook. Oregon 97141.
They are also available on the Tillamook County Departmen: of Community Development website:
hitps://www.tillamookcounty.gov/commdev/landuseapps.

If you have any questions about this application, please contact the Department of Community Development at (503) 842-
3408 x 3123 or sarah thompson @tillamookcounty. gov

Sincerely. _
f%,y{é;?’f., it o

- '(' ; .
Melissadenck. CFM, Senior Planner '

{

Sarah Absher. CBO, CFM. Director
Enc. Maps and applicable ordinance criteria

#851-24-000651-PLNG: Pulmer/Wave Waicher LLC l
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To Whom It May Concern,

| am writing to formally oppose the requested variance that would allow construction up to a 5-foot
setback adjacent to the community beach access path along QOcean Boulevard, as shown in
Tiltamook County Tax Map TNT007DA.

Granting this variance would permit a structure to be DUIlt directly alongside a critical pedestrian
corridor used by Ocean Blvd. and Pine Beach Loop residents and guests to access the beach. This
path is not only a valued community amenity, but also a vital functional and safety route.

Allowing construction so close to the access trail introduces the following significant concemns:

1. Restricted Maintenance Access: The reduced setback would severely limit the space
required to deliver and maneuver equipment, materials, and vehicles needed to service the
beach ramp and pathway infrastructure. This jeopardizes the tong-term upkeep of a key
community asset.

2. Obstructed Emergency Egress: In the event of a natural disaster, particularly a Cascadia
Subduction Zone earthquake and resulting tsunami, residents and beachgoers rely on clear,
accessible escape routes to reach higher ground. Any structure buitt within such close
proximity to the trail could delay evacuation, cause congestion, and significantly reduce
safety during an emergency.

3. Environmental and Aesthetic Disruption: A wall or structure bordering the trail would be
sp. visually disruptive and inconsistent with the natural coastal character that Pine Beach HOA
24, - and its residents have deliberately maintained. The openness of the trail contributes to the

. community’s identity and is part of what homeowners have invested in preserving.

4, Erosion of Public Access: While the variance may remain outside the literal easement

% boundary, the proximity alone would create the perception of privatization, discourage

% public use, and degrade the function of a shared community resource.

-5. Unfavorable Precedent: Approving this request would set a conceming precedent for
future encroachments along shared spaces. Each exception undermines the integrity of
long-standing community planning standards and weakens protections for public use areas.

ln summary, the proposed variance conflicts with commumty safety, public access, and
environmental values. | strongly urge the planning commission to deny this request in order to
preserve the functionality, character, and safety of the Pine Beach Loop community.
Sincerely,

[Your Full Name] g{oulg jﬁﬁ]f\) ﬁ{, M@S&’& / Lﬂfﬂ v
[Your Address] 75 5/ ‘ W

[City, State, ZIP} M ﬁM 7/ Z C

[Email/ Phone Number, if appllcable]

Eo 2. G50 27

MAILYOUR LETTERTO: DEPT OF COMMUNITY DEVELOPMENT
# 851-24000651-PLNG
1510 - B. 39 Street
Tiltamook, OR. 97141



Sarah Thomps;on

From: Janell Dixon <janell.dixon@yahoo.com>

Sent: Wednesday, June 4, 2025 1:21 PM

To: Sarah Thompson

Subject: EXTERNAL: Variance Opposition #851-24-000651-PLNG

[NOTICE: This message originated outside of Tillamook County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Regarding Variance request #851-24-000651-PLNG

The normal setbacks as regarding to the neighborhood beach trail need to stay.
A structure bordering the trail would be visually disruptive and inconsistent with
the natural coastal character that the Pine Beach neighborhood and the Ocean
Blvd residents have deliberately maintained.

All other homeowners with properties along the beach trail, including ourselves
gave up space and followed the rules of the 20 ft setback.

A home encroaching the neighborhood beach trail would be unfair to them. The
openness of the trail contributes to the community’s identity and is why the
homeowners have invested in building in this neighborhood.

The purchaser was well aware of the property lines and regulations for building
when he bought the lot, i.e. not a hardship.

Erosion of Public Access: While the variance may remain outside the literal
easement boundary, the proximity alone would create the perception of
privatization, discourage public use, and degrade the function of a shared
community resource. Approving this request would set a concerning precedent
for future encroachments along shared spaces. Each exception undermines the
integrity of long-standing community planning standards and weakens
protections for public use areas.

Doug and Janell Dixon



Sarah Thomeson

From: Michael Ellis <mike.ellis.1@icloud.com>
Sent: Friday, June 6, 2025 5:07 AM

To: Sarah Thompson

Cc: Mike; nicthehomey

Subject: EXTERNAL: To whom it may concern,

[NOTICE: This message originated outside of Tillamook County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Towhom it may concern,

| am writing this letter to oppose the requested lot line set back adjustment on Tillamook county map
IN1007DA that impacts the community beach access path that we constructed and maintain. This
change could eliminate the residents and guests access and ability to the public beach.

This could force thousands of residents and guests who today have easy access to the public beach to
have to find alternative routes to the beach.

We as residents have worked hard to maintain a safe ADA trail that is aesthetically pleasing for all to use.

| hope you will consider the needs of our community and reject this request and preserve our lovely
community.

Sincerely, long time resident,

Michael Ellis and family
17480 Pine Beach Loop
Rockaway Beach, Oregon
97136

Mikeellispdx@gmail.com
503-577-2760

Michael Ellis

Retail and Consumer Product Strategies
Mikeellispdx@gmail.com

503-577-2760



Sarah Thompson

L _
From: Nicholas Ellis <nicellispdx@gmail.com>
Sent: Friday, June 6, 2025 5:52 AM
To: Sarah Thompson
ol Michael Ellis
Subject: EXTERNAL: Tillamook County Pine Beach Loop Setback

[NOTICE: This message originated outside of Tillamook County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

To whom it may concern,

l am writing this letter to oppose the requested lot line set back adjustment on Tillamook county map
IN1007DA that impacts the community beach access path that we constructed and maintain. This
change could eliminate the residents and guests access and ability to the public beach.

This could force thousands of residents and guests who today have easy access to the public beach to
have to find alternative routes to the beach.

We as residents have worked hard to maintain a safe ADA trail that is aesthetidally pleasing for all to use.

| hope you will consider the needs of our community and reject this request and preserve our lovely
community.

Sincerely, long time resident,

Nicholas Ellis

17480 Pine Beach Loop
Rockaway Beach, Oregon
97136

Nicholas Ellis
360.601.2038



I§arah Thompson

From: sharon finlay <spwfinlay@yahoo.com>

Sent: Tuesday, june 10, 2025 9:23 PM

To: Sarah Thampson

Subject: EXTERNAL: Variance Request #851-000651-PLNG
Attachments: Easement S. Finlay.pdf; Map S. Finlay.pdf

[NOTICE: This message originated outside of Tillamook County -- DO NOT CLICK on links or
open attachments unless you are sure the contentis safe.]

Tillamook County Department of Community Development,

| am writing this letter in regards to variance request #851-24-000651-PLNG. | am a
homeowner who has an easement adjacent to the property which grants me access to
the beach. | have lived here for 29 years and having beach access was an important
reason that we purchased the property. | oppose the requested variance that would
allow construction up to a 5-foot setback of the south property line that abuts this
easement. Every other house that has been built along this easement has had to follow
the 20 foot setback regulation and the house built on the property in question should
also follow the regulation. While under construction the trail would be blocked which
would take away access to the beach. If the house is constructed where planned the
house would be at the edge of the easement and the homeowner would use the
easement to access the house for maintenance which also would block the easement
trail. | do not want a house encroaching on this easement which could interfere with
access to the beach.

| also protest that every house that has access to the beach through this easement,
which has been in effect since June 30, 1967, was not notified of the variance request.
| am including the easement document and the map of my neighborhood which shows
that all properties in blocks 1, 3, and 5 have this legal document attached to the
ownership of their property. There are at least 40 properties that legally have access
and would be affected by a house being built so close to the easement.

| strongly urge the planning committee to deny this request and to preserve the legal
rights of all the property owners who would be affected by this variance.

Thank you,

Sharon Finlay

7870 3rd Ave

Rockaway Beach, OR 97136
spwiinlay@yahoo.com
503-812-1395




SN LIAER) 0WTY

VCLOMOLNLO
ODISIVM |

va I
P B M I
f . : — N ’?
h_s.:vghﬂhﬂ%-!-_ﬂ.! ! /
e Tt Ty it S ! aaunannmi 25 oL 10N v
N A e L HOHM CHYAL S5V H3v3e
: Pof § NV SININIEYN 40 SYANY
o d ? IHYERETH SN0 HEVH

LL I

unjjederd yoR gouey
nuyg pur aupf Sanderd pagy
wwerg wemwget aup Buypiap

Wy £} aui] POy Aneay

ALON LRVINOJMI

003asivM
VAI0MOLNLD

PAADL ML g g

.mn..-.w. ....
N MOLY NLE L O88 TETS LN o T e



- - ww 2085 56

DECLARMETCH OF RASTENT
Jume 30, 1967

RAY B, 061, & single mm, and owier-of & paveel of real Froperty.
described as that pert of Section 7, Township 1 Nirth, Bange 10 West of-the
Mmmaammuwg;ﬁﬁwm of the
mmwormmwmem ﬁmmtaﬂ:tmothﬂfeet,

| wmﬁg'm;wx&.ym,mnstam
af k20.75 foet to the Wot line of Ocean Poulevard; thence south 8° 28 26
liest along the West lipe of sail Goean Bowleverd to the point of beginning,
in Tillamcok County, Oregen, bereby sets aside the south five (5) feet of

the parcel of real mroperty hereinabove descrided Tor thie use of md sccess
mstothcmbym:oflﬂsinmocﬁl,3md5,m,m
Tillamook County, Oregon, such use of and access to be limited to said -
Froperty omers and the mesbers of their families, the easemest beiog hereby
MWmmmgmlﬂ@tstommmmme
owmers of lots in Klocks 1, 3 md 5, Wetseco, Pillamook County, Oregon, said
_ﬂ@t:wmﬂmm-ﬂmwu&m&mxmmtm,mm,
hovever, mummmmmymwmmmm
or cgress to and from the beach.

’ mmmmm«mmmﬁpumm
wMMMhMMMmmmh
MMMMMMﬁmmm‘um

IN VITNESS WEERECE, Ih:whnunﬂ:out.whndmdsnlthh 30
of.‘hne, 1967,

SENTE OF CERGCN
.-comtyarmmm-h) _ : Jme 30, 3967

me&the-hannl—dmn. Mﬂw&e




June 4, 2025

DEPT OF COMMUNITY DEVELOPMENT
# 851-24000651-PLNG

1510 - B. 3~ Street

Tillamook, OR. 97141

To Whom It May Concern,

! am writing to formally oppose the requested variance that would allow construction up to a 5-foot setback adjacent
to the community heach access path along Ocean Boutevard, as shown in Tillamook County Tax Map 1N1007DA.
Granting this variance would permit a structure to be built directly alongside a critical pedestrian corridor used by
QOcean Blvd. and Pine Beach Loop residents and guests to access the beach. This path is not only a valued
community amenity, but also a vital functional and safety route.

Allowing construction so close to the access trail introduces the following significant concerns:

1.

Restricted Maintenance Access: The reduced setback would severely limit the space required to deiiver
and maneuver equipment, materials, and vehicles needed to service the beach ramp and pathway
infrastructure. This jeopardizes the long-term upkeep of a Key community asset.

Obstructed Emergency Egress: In the event of a natural disaster, particularly a Cascadia Subduction Zone
earthquake and resulting tsunami, residents and beachgoers rely on clear, accessible escape routes to

~ reach higher ground. Any structure built within such close proximity to the trail could delay evacuation, cause

congestion, and significantly reduce safety during an emergency.

Environmental and Aesthetic Disruption: A wall or structure bordering the trail would be visually
disruptive and inconsistent with the natural coastal character that Pine Beach HOA and its residents have
deliberately maintained. The openness of the trail contributes to the community’s identity and is part of what
homeowners have invested in preserving.

Erosion of Public Access: While the variance may remain outside the literal easement boundary, the
proximity alone would create the perception of privatization, discourage public use, and degrade the function
of a shared community resource.

Unfavorable Precedent: Approving this request would set a concerning precedent for future
encroachments along shared spaces. Each exception undermines the integrity of long-standing commun:ty
p!annlng standards and weakens protections for publlc use areas.

In summary, the propesed variance conflicts with community safety, public access, and environmental values. |
strongly urge the planning commission to deny this request in order to preserve the functionality, character, and
safety of the Pine Beach Loop community.

Sincerely,

%)é,«%&;;

Judy Gilkey

7730 Pine Beach Loop
Rockaway Beach, OR 97136
iigilkeyoregon@yahoo.com



June 9, 2025 JUN 16 2025

To Whom It May Concern, : %—

I am writing to formally oppose the requested variance that would allow construction up to
a 5-foot setback adjacent to the community beach access path along Ocean Boulevard, as
shown in Tillamook County Tax Map 1N1007DA.

Granting this variance would permit a structure to be built directly alongside a critical
pedestrian corridor used by Ocean Blvd. and Pine Beach Loop residents and guests to access
the beach. This path is not only a valued community amenity, but also a vital functional and
safety route.

Allowing construction so close to the access trail introduces the following significant
concerns:

1. Restricted Maintenance Access: The reduced setback would severely limit the space
required to deliver and maneuver equipment, materials, and vehicles needed to service
the beach ramp and pathway infrastructure. This jeopardizes the long-term upkeep of a
key community asset.

2. Obstructed Emergency Egress: In the event of a natural disaster, particularly a
Cascadia Subduction Zone earthquake and resulting tsunami, residents and beachgoers
rely on clear, accessible escape routes to reach higher ground. Any structure built within
such close proximity to the trail could delay evacuation, cause congestion, and
significantly reduce safety during an emergency.

3. Environmental and Aesthetic Disruption: A wall or structure bordering the trail would
be visually disruptive and inconsistent with the natural coastal character that Pine Beach
HOA and its residents have deliberately maintained. The openness of the trail contributes
to the community’s identity and is part of what homeowners have invested in preserving.

4. Erosion of Public Access: While the variance may remain outside the literal easement
boundary, the proximity alone would create the perception of privatization, discourage
public use, and degrade the function of a shared community resource.

5. Unfavorable Precedent: Approving this request would set a concerning precedent for
future encroachments along shared spaces. Each exception undermines the integrity of
long-standing community planning standards and weakens protections for public use
areas.

In summary, the proposed variance conflicts with community safety, public access, and
environmental values. | strongly urge the planning commission to deny this request in order to
preserve the functionality, character, and safety of the Pine Beach Loop community.

Sincerely,

Beverly D. Gleason
17420 Ocean Blvd
Rockaway Beach, OR, 97136

beverly.gleason@gmail.com



Tillamook Planning and Review Board
This is regards to the variance request # 851-24-000651-PLNG

Herboth Family Trust LLC. Firmly opposes the variance request proposed by
Nathaniel Palmer and Wave Catcher LLC. For tax lot 3204 Section 7DAY. Of
township 1north range 10 west Willamette meridian Tillamook County

[t doesn't conform to the same set backs as the houses east of the property that aligns with the
beach access trail deeded also to the property owners on Ocean Blvd. The developer knew the size
of the lot when he purchased it. Granting this variance would decrease the value of the houses and
land on Ocean Blvd as this could close off these homes from beach access to the them and their
renters. This a heavily used trail especially during the summer. [f this variance is granted this new
house and\or garage could sit on the easement line. and then the new homeowner would have no
buffer from walkers, families, pets etc... Instead of a 6’ to 7’ fence line as a few other properties have
on the easement the new build could have a 10’ to 15" or more structure up to the deeded access.
The new homeowners would not have any buffer. And the Ocean Blvd residence could have a
decidedly abrupt view of private property unlike a fence or landscaping currently along the trail. This
lack of buffer is a natural irritant to both pedestrians and home owners. But why should the county be
opposed to these possibilities. After all, the county doesn't enforce violations of civil matters. Let the
courts deal with the outcomes from a poor planning decision.

Look, the new build is not next to one solitary home owner as normal 5’ set backs allow. This
property is next to two 5’ easements combined to form a path to the beach for many people, This is
entirely different set of circumstances than what the developer portrays as reasonable and normal
buffers that set backs are to maintain. This width is necessary for maintaining the reventment that
requires equipment of significant size. The south side of this lot is in need of much more than 5’
setback from the property line that is in the middle of a 10’ public access deeded to two
neighborhoods. To provide 10’ of side yard to a 6' fence on the easement seems reasonable for the
south property line. That is a 15’ set back that would satisfy the buffer most people would live with
under these circumstances. That leaves 40’ of width for the build of the new home. Double the width
currently allowed by the current set backs.

Ocean Blvd residence deserve the protection of this asset as it is their only access to the beach.
The building process can hardly be accomplished without a buffer for equipment and materials along
these easements. This will reduce the impact of the build to the combined trail. The new owner will be
happier to have their home out of harms way of future maintenance to their reventment and trail to the
beach. The beach access has some trees that would disappear if the build line is only 5’ from the
south property line. These aesthetics are valuable to all who walk the trail.

We have included pictures as you probably never have time to actually go out to see the property in
question.

Sincerely,
Rosalie, Brian,Glenn, John,Eric,Matt,Scott, Kathleen and Uma

Email herboth@qwestoffice.net /503-971-235-9941
7750 Pine Beach Loop Rockaway beach, OR 97136
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ent trail. It wanders some and is mostly Ocean Blvd”
easement. The stakes mark exactly the width of the easement. Then widens some.
Looking at the picture the right side is where the house would be. The pole and rope
fence that is on the north easment line.

l.ooking east down the 5 ft easm

Loki;rigWest tords the bah. New house on the north side.
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Picture is looking west again. The house on the north side of the trail will be the
closest neighbor on the easement to the lot to be developed. He has a 20 ft set back
from his propery line leaving 15t for his yard and the 5ft ocean bivd easement trail free,
unincumbered and leaving an openess to the beach trail. No small change!



To Whom It May Concern,
| am writing to formally oppose the requested variance that would allow construction up to a 5-foot
setback adjacent to the community beach access path along Ocean Boulevard, as shown in
Tillamook County Tax Map 1TN1007DA.

Granting this variance would permit a structure to be built directly alongside a critical pedestrian
corridor used by Ocean Blvd. and Pine Beach Loop residents and guests to access the beach. This
path is not only a valued community amenity, but also a vital functional and safety route.

Allowing construction so close to the access trail introduces the following significant concerns:

1. Restricted Maintenance Access: The reduced setback would severely limit the space
required to deliver and maneuver equipment, materials, and vehicles needed to service the
beach ramp and pathway infrastructure. This jeopardizes the long-term upkeep of a key
community asset.

2. Obstructed Emergency Egress: In the event of a natural disaster, particularly a Cascadia
Subduction Zone earthquake and resulting tsunami, residents and beachgoers rely on clear,
accessible escape routes to reach higher ground. Any structure built within such close
proximity to the trail could delay evacuation, cause congestion, and significantly reduce
safety during an emergency.

3. Environmental and Aesthetic Disruption: Awall or structure bordering the trail would be
visually disruptive and inconsistent with the natural coastal character that Pine Beach HOA
and its residents have deliberately maintained. The openness of the trail contributes to the
community’s identity and is part of what homeowners have invested in preserving.

4. Erosion of Public Access: While the variance may remain outside the literal easement
boundary, the proximity alone would create the perception of privatization, discourage
public use, and degrade the function of a shared community resource.

5. Unfavorable Precedent: Approving this request would seta concerning precedent for
future encroachments along shared spaces. Each exception undermines the integrity of
long-standing community planning standards and weakens protections for public use areas.

In summary, the proposed variance conflicts with community safety, public access, and
environmental values. | strongly urge the planning commission to deny this request in order to
preserve the functionality, character, and safety of the Pine Beach Loop community.
Sincerely,

This is very important to us. Also we need it for wheelchair access t00.
There is too legal easements to this trail that this home will block.

/1 ™,
[William and Linda Herboth %%

6006 N.E. Rodney Ave Portland ,OR 97211
7750 Pine Beach Loop Rockaway Beach, Or 9716

dherboth@gmail.com / 503-313-4415

MAIL YOUR LETTERTO: DEPT OF COMMUNITY DEVELOPMENT
# 851-24000651-PLNG
1510 - B. 3" Street
Tillamook, OR. 97141
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To Whom it May Concern,

| am writing to formally oppose the requested variance that would allow construction up to a 5-foot
setback adjacent to the community beach access path along Ocean Boulevard, as shown in
Tilltamook County Tax Map TN1007DA.

Granting this variance would permit a structure to be built directly alongside a critical pedestrian
corridor used by Ocean Blvd. and Pine Beach Loop residents and guests to access the beach. This
path is not only a valued community amenity, but also a vital functional and safety route.

Allowing construction so close to the access trail introduces the following significant concems:

1. Restricted Maintenance Access: The reduced setback would severely limit the space
required to deliver and maneuver equipment, materials, and vehicles needed to service the
beach ramp and pathway infrastructure. This jeopardizes the long-term upkeep of a key
community asset.

2. Obstructed Emergency Egress: In the event of a natural disaster, particularly a Cascadia
Subduction Zone earthquake and resulting tsunami, residents and beachgoers rely on clear,
accessible escape routes to reach higher ground. Any structure built within such close
proximity to the trail could delay evacuation, cause congestion, and significantly reduce
safety during an emergency.

3. Environmental and Aesthetic Disruption: A wall or structure bordering the trail would be
visually disruptive and inconsistent with the natural coastal character that Pine Beach HOA
and its residents have deliberatety maintained. The openness of the trail contributes to the
community’s identity and is part of what homeowners have invested in preserving.

4. Erosion of Public Access: While the variance may remain outside the literal easement
boundary, the proximity alone would create the perception of privatization, discourage
public use, and degrade the function of a shared community resource.

5. Unfavorable Precedent: Approving this request would set a conceming precedent for
future encroachments along shared spaces. Each exception undermines the integrity of
long-standing community planning standards and weakens protections for public use areas.

In summary, the proposed variance conflicts with community safety, public access, and
environmental values. | strongly urge the planning commission to deny this request in order to
preserve the functionality, character, and safety of the Pine Beach Loop community.
Sincerealy,

[Your Full Name] ﬂndm D [-’UEAI
YourAddress] |- 1840 Ol Blud

[City, State, ZIP] ‘Ko chawen ach, O 917

[Email/ Phone Number, if applicable] _
503 - i~ 15%l C{ndwl’lorn 0 gMMJL Lwonm

MAILYOUR LETTERTO: DEPT OF COMMUNITY DEVELOPMENT
# 851-24000651-PLNG
1510 - B. 3" Street
Titamook, OR. 97141



Sarah Thompson

- D
From: Sarah Absher
Sent: Friday, June 6, 2025 4:57 PM
To: andrewdhorn@gmail.com
Cc: Melissa Jenck; Sarah Thompson
Subject: Proposed Exclusive Beach Access on Pine Street Loop, Watseco, Rockaway Beach

Good Afternoon Andrew,

Thank you for reaching out to the Department. | am copying Melissa Jenck, Senior Planner, in this
email. Melissa is the project planner for the Variance application. If you would like to submit public
comments for this application, please email them directly to Melissa and Sarah Thompson, also copied
in this email.

The Variance request is specific to a setback reduction to a required yard for construction of a new
dwelling. The site plan depicts the 5-foot wide pedestrian access easement on the site plan and there is
no notation or proposal to vacate the easement. In review of the site plan, the proposed location of the
dwelling does not encroach the easement, and the status of the easement is not part of this Variance
review. Further, the Tillamook County Land Use Ordinance does not impose additional setback
requirements from easements. Setbacks are measured from property lines. What is appropriate for the
Department to confirm that there are no structural encroachments into the 5-foot-wide private
easement, for any project under consideration by way of application for development.

| did reach out to the County Surveyor earlier today. He confirmed the easement is not a public easement
and is a private access easement for the property owners in Blocks 1,3 and 5, Watseco, per Deed Book 208,
Page 56, Tillamook County Clerk’s Records. Any change in the status of the easement would be a civil
matter. If you are concerned about the future of the easement, | strongly encourage you to reach out to
the property owner directly and share your concerns. Their information is public record and can be found
on the front page ofthe Variance application, The apphcatlon can be accessed

Further, the Tillamook County Land Use Ordinance does notimpose additional setback requirements
from easements. Setbacks are measured from property lines not easement boundaries of this
nature. What is appropriate for the Department to confirm at the time of review of a permit moving
forward (with or without a Variance request) is that there are no structural encroachments into the 5-
foot-wide private easement at the time of project review and during construction.

Sincerely,

Sarah Absher, CBO, CFM, Director
TILLAMOOK COUNTY | Community Development
1510-B Third Street

Tillamook, OR 97141

Phone (503} 842-3408 x3412
Sarah.Absher@tilamookcounty.qov




From: Tillamook County OR <tillamookcounty-or@municodeweb.com>

Sent: Friday, June 6, 2025 3:18 PM ‘

To: Sarah Absher <Sarah.Absher@tillamookcounty.gov>

Subject: EXTERNAL: [Sarah Absher] Proposed Exclusive Beach Access on Pine Street Loop, Watseco, Rockaway Beach

[NOTICE: This message originated outside of Tillamook County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Andrew Horn ( ) sent a message using the contact form at

Dear Sarah,

I hope this email finds you well. My name is Andrew Horn, homeowner at 17840 Ocean Blvd, Rockaway
Beach, OR, 97136. It was brought to my attention yesterday evening that a new development on the last
vacant beachfront lot on Pine Street Loop would ultimately result in exclusive beach access for the
future homeowner,

Personally, this development is concerning given my family's history in the area. Four generations of
immediate and extended family members have called 17840 Ocean Blvd. their home away from home
starting when my grandparents purchased the property in the early 1980s, with every generation enjoying
unimpeded beach access. | also suspect this development has raised concerns with my other
neighbors, who generate considerable income on their vacation rentals predicated on beach access.

Over the last decade, more beachfront properties have been purchased and developed on Ocean Blvd,
resulting in a total loss of beach access for everyone without a beachfront lot. Families like ours who
had unimpeded beach access now are fenced out and shown no trespassing signs. This

unfortunate trend has resulted in the Pine Street Loop beach access trail being the last beach access
point for homeowners.

[ ultimately write to learn more of this development and its legality as well, as | understood also that
blocks 1, 3, and 5 -- which includes my property -- have deeded access to the beach. | also write to ask
how this development was not presented to affected Watseco homeowners, especially given the
implications.

| look forward to hearing from you.
Sincerely,

Andrew Horn
andrewdhorn@gmail.com
503-812-7581



Joanie M. Johnson

17474 Ocean Blvd
Rockaway Beach OR
joanjOT@yahoo.com
360-941-1025
6/8/2025

Regarding Variance Request #851-24-000651-PLNG

To Whom It May Concern:

| am writing to express my strong opposition to the proposed easement setback
modification impacting access to the beach pathway along Ocean Blvd, as shown in
Tilamook County Tax Map 1N1007DA for variance request #851-24-000651-PLNG.

The proposal to make an exception to the 20 ft easement requirement would have long-
term negative consequences for the wider neighborhood and sets a precedent that
threatens our shared values of accessibility, fairness, and public safety.

My strong objections are based on the following concerns:

1. Impaired Stewardship Access

Restricting the easement will severely hinder access for maintenance teams and
community caretakers responsible for the upkeep of shared areas. Adequate space is
essential for the equipment and services required to maintain the safety, usability, and
appearance of the path.

2. Diminished Accessibility for All Residents

Reducing the pathway width creates barriers for community members with mobility
challenges, including seniors, children, and those using wheelchairs or strollers. Inclusive
access must remain a non-negotiable standard for any public or shared-use pathway.

3. Compromised Emergency Response Readiness

This pathway has long served as a crucial secondary access point for emergency services.
Any reduction in width could prevent timely response in cases of fire, medical
emergencies, or coastal rescues—putting lives and property at unnecessary risk,



4. Undermining of Shared Community Investment

This neighborhood has made considerable financial and physical investments in
maintaining our private infrastructure, including fully funding the paving of the road and
personally investing in landscaping efforts to preserve property values and coastal beauty.
This easement serves not only as beach access but as a symbol of the dedication and hard
work that neighbors have poured into sustaining the community. A setback change
undermines those collective contributions and disrespects the very stewardship that has
made this area desirable and livable.

5. Loss of Historical and Equitable Public Access

Community access to the beach has been a long-standing and respected tradition.
Allowing a setback reduction in this case favors a sole property interest over generations of
shared use and dozens of other neighbors, threatening to unravel access that many
residents have come to rely on.

6. Disruption of Established Community Standards

All neighboring property owners have complied with the original easement guidelines,
respecting the importance of consistency in design and fairness in land use. Granting an
exception here would set a dangerous precedent that invites further boundary erosion and
neighbor disputes.

Additional Consideration - Trust, Equity, and Cohesion

This proposal risks damaging the trust that binds our community. Residents have honored
prior expectations, made personal sacrifices, and cooperated to maintain shared spaces.
The integrity of our neighborhood depends on preserving these mutual understandings—
not changing them to benefit individual convenience at the expense of the collective.

| urge the decision-makers to consider the broader impact of this request and vote to deny
the proposed setback adjustment. Protecting shared access, community investment, and
neighborhood cohesion.

Thank you for your time, attention, and commitment to maintaining the integrity and equity
standards of our community.

Joanie M. Johnson

Resident of Ocean Blvd for 6 years



July 9, 2025

Dear Planning Commission Members,

We submit this letter to you in opposition to Variance request #851-24-000651-PLNG. Please
see attached community letter which outlines many of our collective concerns.

I have developed properties and built houses for 45 years. This experience has provided a good
understanding of property acquisitions, site evaluation, setbacks, and building codes. This
titanic request for thirty additional feet to the entire width of the purposed structure is basically
equivalent to adding a subsequent lot to the site. Approval would create enormous financial
gain to both the applicant and new property owner at the peril of the existing residents on
Ocean Blvd and Pine Beach Loop.

This building lot is the last one along our community trail which residents and visitors have used
and enjoyed for many years. All of the existing homes were built to the specifications and
required setbacks as mandated by the Tillamook County Department of Community
Development.

If this variance is approved, existing homeowners on Ocean Blvd and Pine Beach Loop will lose
ocean views, have a negative impact on their property values, and disrupt the openness and
beauty that brought us to this Coastal community.

We strongly urge you to deny this variance request which will only benefit a couple of people,
and adversely impact and effect our entire community who live here and share this with many
others.

Thank you for your time and consideration.

Kevin and Renee Kolin % W

17480 Ocean Blvd
Rockaway Beach, OR 97136
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To Whom It May Concern,

| am writing to formally oppose the requested variance that would allow construction up to ab--
foot setback adjacent fo the community beach access path along Ocean Boulevard, as shown in
Tillamook County Tax Map 1N1007DA.

Granting this variance would permit a structure to be built directly alongside a critical pedestrian
corridor used by Ocean Blvd. and Pine Beach Loop residents and guests to access the beach.
This path is not only a valued community amenity, but also a vital functional and safety route.
Allowing construction so close to the access trail introduces the following significant concerns:

1. Restricted Maintenance Access: The reduced setback would severely limit the space
required to deliver and maneuver equipment, materials, and vehicles needed to service
the beach ramp and pathway infrastructure. This jeopardizes the long-term upkeep of a
key community asset.

2. Obstructed Emergency Egress: In the event of a natural disaster, particularly a
Cascadia Subduction Zone earthquake and resulting tsunami, residents and beachgoers
rely on clear, accessible escape routes to reach higher ground. Any structure built within
such close proximity to the trail could delay evacuation, cause congestion, and
significantly reduce safety during an emergency.

3. Environmental and Aesthetic Disruption: A wall or structure bordering the trail would
be visually disruptive and inconsistent with the natural coastal character that Pine Beach
HOA and its residents have deliberately maintained. The openness of the trail contributes
to the community’s identity and is part of what homeowners have invested in preserving.

4. Erosion of Public Access: While the variance may remain outside ths literal easement
boundary, the proximity alone would create the perception of privatization, discourage
public use, and degrade the function of a shared community resource.

5. Unfavorable Precedent: Approving this request would set a concerning precedent for
future encroachments along shared spaces. Each exception undermines the integrity of
long-standing community planning standards and weakens protections for public use
areas.

in summary, the proposed variance conflicts with community safety, public access, and
environmental values. | strongly urge the planning commission io deny this request in order to
preserve the functionality, character, and safety of the Pine Beach Loop community.
Sincerely,

[Your Full Name] K&V IN 4 RENEE <ot

[Your Address] 174 %0 Ocenmws BIvO.,

[City, State, ZIP] Rociaw vy Beacd, O . 47136

[Email / Phone Number, if applicable] 403-->s0-7756

MAIL YOUR LETTERTO: DEPT OF COMMUNITY DEVELOPMENT
# 851-24000651-PLNG

1510 - B. 37 Street
Tillamook, OR. 97141



June 5, 2025

John P. Layman

Lot 5101 Ocean Blvd, Rockaway Beach
(916) 903-4114

Case #851-24-000651-PLNG
To Tillamook County Planning Commission:

I am writing as a property owner in the Ocean Blvd area of Rockaway Beach, having
recently purchased a lot with the intent to build a home that reflects and respects the
character, values, and integrity of this exceptional community. As someone who invested in
this neighborhood with careful consideration, I must respectfully oppose the proposed
easement setback variance currently under review for an easement exception as shown in
Tillamook County Tax Map 1N1007DA.

While I understand that property owners may seek accommodation to meet their
individual needs, this request, if granted, will directly impact not only the collective
accessibility and function of the shared pathway-—but also the livability, value, and long-
term usability of my own future home.

My specific concerns include the following:

1. Impact on Future Access and Property Use

As a lot owner preparing to build, ] am deeply concerned about how this proposed variance
would reduce the functionality of the existing easement, particularly in terms of access for
construction, future maintenance, and daily use. Clear, predictable access is not only
essential during the building process but is also a key factor in how the home and property
will function over time.

2. Obstruction of Views and Reduced Aesthetic Quality

One of the reasons I purchased this lot was the open, coastal feel of the surrounding
space—including the unobstructed lines of sight and intentional spacing between
properties. Granting this setback change would disrupt that balance and diminish the very
qualities that drew me—and likely others—to invest in this location.

3. Devaluation of Property Investment
The loss of accessible easement space, combined with potential view obstruction and
neighborhood inconsistency, may have a measurable impact on property value. Like many



others here, I invested in this community under the assumption that longstanding
easement boundaries and neighbor-respected standards would be honored. Changing them
midstream undermines that expectation.

4. Threat to Community Access and Emergency Safety

The easement in question is more than a buffer—it serves a vital purpose as a pathway for
the community, including emergency access to the beach. Any narrowing of that space
compromises both safety and the communal experience that makes this neighborhood
unique.

5. Undermining of Shared Investment and Precedent

I have already witnessed the pride this neighborhood takes in its maintenance, shared
spaces, and private infrastructure—paid for and maintained by residents themselves.
Approving a deviation from established setbacks would set a harmful precedent, one that
disregards the shared sacrifices others have made to abide by the rules and preserve a
sense of fairness.

As someone about to build a home in this neighborhood, I am entering with a spirit of
respect—for the land, the community, and the agreements that have held it together. This
proposal, though framed as a minor change, would have lasting implications for neighbors
like me who are planning with good faith and clear expectations.

For the sake of access, safety, property value, and community trust, [ respectfully urge the
board to deny the proposed easement setback variance and uphold the standards that have
long defined this area.

Thank you for your time and thoughtful consideration.

Sincerely,

John P. Layman

Owner of Lot 5101 Ocean Blvd, Rockaway Beach OR



Sarah Thompson

AR " — ———
Fron: Marv Leach <marvleach@gmail.com>
Sent: Tuesday, June 10, 2025 4:29 PM
To: Sarah Thompson
Subject: EXTERNAL: Variance request #851-24-000651-PLNG

[NOTICE: This message originated outside of Tillamook County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Sarah Thompson
Dept. of Community Development
Tillamook County OR

We are opposed to the subject variance request, which would allow construction-up to a 5 foot setback
adjacent to the homeowners access path along Ocean Boulevard as depicted in Tillamook’s County tax
map TN10W07DA.

There are over 55 Watseco and a like number of Pine Beach Loop home owners and their families that
routinely use this beach access. This variance would allow a structure to be built right along this critical
Beach access and cause safety, maintenance, environmental and visual impact issues.

1. Safety-this is the only community Beach access for nearly a mile in either direction. A restriction as
proposed would happen emergency egress and exiting.

2. Maintenance-wave action requires yearly maintenance to the Beach ramp and this proposed
restriction would limit the space to deliver materials, equipment and vehicles to accomplish this
essential maintenance.

3. Environmental and Visual-the current openness of the trail fits in with the natural look of our coastal
communities.

This variance request needs to be rejected for the above reasons. Our community relies on this fora
safe, well maintained and environmentally/visually pleasing beach access.

Marv & Debbie Leach
17955 Ocean Blvd
Rockaway Beach Or 97136
503-474-8045

Manvleach@gmail.com



Sarah Thompson

L _ P
From: Michael Metrovich <mikemetro69@icloud.com>
Sent: Monday, June 9, 2025 11:.01 AM
To: Sarah Thompson
Subject: EXTERNAL: Ocean

[NOTICE: This message originated outside of Tillamook County -- DO NOT CLICK on links or open attachments unless you
are sure the content is safe.}

| oppose this as | am a resident of Ocean blvd and part of my property has deeded access to the beach and this will take
away from my ability to access Sent from my iPhone



To Whom 1t May Concern,

I am writing to formally oppose the requested variance that would

allow construction up to a 5-foot setback adjacent to the community

beach access path along Ocean Boulevard, as shown in Tillamook

County Tax Map 1N1007DA.

Granting this variance would permit a structure to be built directly

alongside a critical pedestrian corridor used by Ocean Blvd. and Pine

Beach Loop residents and guests to access the beach. This path is not

only a valued community amenity, but also a vital funetional and

safety Toute.

Allowing construction so close to the access trail introduces the

following significant concerns:

1. Restricted Maintenance Acecess: The reduced setback would
severely limit the space required to deliver and maneuver
equipment, materials, and vehicles needed to service the beach
ramp and pathway infrastructure. This jeopardizes the long-term
upkeep of a key community asset.

2. Obstructed Emergeney Egress: In the event of a natural
disaster, particularly a Cascadia Subduction Zone earthquake and
resulting tsunami, residents and beachgoers rely on clear,
accessible escape routes to reach higher ground. Any structure
built within such close proximity fo the trail conld delay
gvacuation, cause congestion, and significantly reduce safety
during an emergency.

3. Environmental and Aesthetic Disruption: A wall or structure
bordering the trail would be visually disruptive and inconsistent
with the natural coastal character that Pine Beach HOA and its
residents have deliberately maintained. The openness of the trail
contributes to the community’s identity and is part of what
hottieowners have invested in preserving.

4. Evosion of Public Access: While the variance may remain
outside the literal easement boundary, the proxintity alone would
create the perception of privatization, discourage public use, and
degrade the function of a shared community resource.

. Unfavorable Precedent: Approving this request would set a
concerning precedent for firture encroachments along shared
spaces. Each exception undermines the integrity of long-standing
community planning standards and weakens protections for
public use areas.

In summary, the proposed variance conflicts with community safety,

public aceess, and environmental values. I strongly urge the planning

commission to deny this request in order to preserve the functionality,
character, and safety of the Pine Beach Loop community.

Lh



Sincerely,

[Your Full Name] D 6&&/_({, ﬂ VN (OQ,L’QE{S
[Your Address] 7/ 9 £0 F f‘/\t’, bea C J:/\_ } o0 00

[City, State, ZIP] ro_(-\—u( Q@oy,.. Leaclh. Op 2713 A

[Email / Phone Number, if applicable] C[tl\\( ce. CCL(/TE& ?1:_ .. V\\@L} / i
SI0- e PERO T e
MAIL YOUR LETTER TO: DEPT OF COMMUNITY
DEVELOPMENT
# 851-24000651-PLNG
1510 - B. 3" Street
Tillamook, OR. 97141



Dept. of Community Development
#851-24000651-PLNG

1510-B 4rd Street

Tillamook

OR 97141

Twenty years ago | purchased a home at 7855
Pine Beach Loop in Rockaway Beach.

It has been a place of joy and safety for me
and my family, including my granddaughter
and toddler great grandson. Although | no
longer live there full time it is still my favorite
place on earth and | come for extended
periods of time several times a year.

| am writing to formally oppose the requested
variance. This would conflict with community
safety, public access, and environmental
values of the Pine Beach Loop community. |
urge you to consider this unfavorable
precedent and deny it.

Sincerely, | | JUN 10 2035
Jen-Kala Price | L SSHTL..
%Qm* Kaﬂo, %)nwe



0 Stonebrook Drive
Apt. 235
Fairport NY

mkp.gramgram@gmail.com
585-364-3959



TO: Department of Community Development

I am writing to formally oppose the requested variance that would allow construction up to a 5-
foot setback adjacent to the community beach access path along Ocean Boulevard, as shown in
Tillamook County Tax Map 1N1007DA.

Granting this variance would permit a structure to be built directly alongside a critical pedestrian
corridor used by Ocean Blvd. and Pine Beach Loop residents and guests to access the beach.
This path is not only a valued community amenity, but also a vital functional and safety route.
Allowing construction so close to the access trail introduces the following significant concerns:

1

Restricted Maintenance Access: The reduced setback would severely limit the space
required to deliver and maneuver equipment, materials, and vehicles needed to service
the beach ramp and pathway infrastructure. This jeopardizes the long-term upkeep of a
key community asset.

Obstructed Emergency Egress: In the event of a natural disaster, particularly a
Cascadia Subduction Zone earthquake and resulting tsunami, residents and beachgoers
rely on clear, accessible escape routes to reach higher ground. Any structure built within
such close proximity to the trail could delay evacuation, cause congestion, and
significantly reduce safety during an emergency.

Environmental and Aesthetic Disruption: A wall or structure bordering the trail would
be visually disruptive and inconsistent with the natural coastal character that Pine Beach
HOA and its residents have deliberately maintained. The openness of the trail contributes
to the community’s identity and is part of what homeowners have invested in preserving.
Erosion of Public Access: While the variance may remain outside the literal easement
boundary, the proximity alone would create the perception of privatization, discourage
public use, and degrade the function of a shared community resource.

Unfavorable Precedent: Approving this request would set a concerning precedent for
future encroachments along shared spaces. Each exception undermines the integrity of
long-standing community planning standards and weakens protections for public use
areas.

In summary, the proposed variance conflicts with community safety, public access, and
environmental values. | strongly urge the planning commission to deny this request in order to
preserve the functionality, character, and safety of the Pine Beach Loop community.

Sincerely,

ilerh T A et

Robert T. Reed
7760 Pine Beach Avenue
Rockaway Beach, OR 97136

wv

rthlink.net

(971) 306-1138



To Whom It May Concern,

| am writing to formally oppose the requested variance that would allow construction up to a 5-foot
setback adjacent to the community beach access path along Ocean Boulevard, as shown in
Tillamook County Tax Map 1N1007DA.

Granting this variance would permit a structure to be built directly alongside a critical pedestrian
corridor used by Ocean Blvd. and Pine Beach Loop residents and guests to access the beach. This
path is not only a valued community amenity, but also a vital functional and safety route.

Allowing construction so close to the access trail introduces the following significant concerns:

p 8

Restricted Maintenance Access: The reduced setback would severely limit the space
required to deliver and maneuver equipment, materials, and vehicles needed to service the
beach ramp and pathway infrastructure. This jeopardizes the long-term upkeep of a key
community asset.

Obstructed Emergency Egress: In the event of a natural disaster, particularly a Cascadia
Subduction Zone earthquake and resulting tsunami, residents and beachgoers rely on clear,
accessible escape routes to reach higher ground. Any structure built within such close
proximity to the trail could delay evacuation, cause congestion, and significantly reduce
safety during an emergency.

Environmental and Aesthetic Disruption: A wall or structure bordering the trail would be
visually disruptive and inconsistent with the natural coastal character that Pine Beach HOA
and its residents have deliberately maintained. The openness of the trail contributes to the
community’s identity and is part of what homeowners have invested in preserving.

Erosion of Public Access: While the variance may remain outside the literal easement
boundary, the proximity alone would create the perception of privatization, discourage
public use, and degrade the function of a shared community resource.

Unfavorable Precedent: Approving this request would set a concerning precedent for
future encroachments along shared spaces. Each exception undermines the integrity of
long-standing community planning standards and weakens protections for public use areas.

In summary, the proposed variance conflicts with community safety, public access, and
environmental values. | strongly urge the planning commission to deny this requestin order to
preserve the functionality, character, and safety of the Pine Beach Loop community.

Sincere

<

\ CL/M %cu.lom Lol &7

Don and Barbara Roberts

17380 Pine Beach Loop

Rockaway Beach, OR 97136

donrobertsemail@gmail.com 260 -~ 421~ A&

MAIL YOUR LETTER TO: DEPT OF COMMUNITY DEVELOPMENT

# 851-24000651-PLNG
1510 - B. 3" Street . :

IUN 1 3 20725

Tillamook, OR. 97141 JUN 13 .7.0,_‘_,



Tillamook County — Sarah Thompson/Sarah Absher
In reference to variance request: #851-24000651-PLNG

We formaily oppose the requested variance allowing construction up to 5’ adjacent to the deeded
access path. The North access trail is not to be impacted

In question are the deeded access trails for two developments. They run side by side. We have access
to both, open especially for maintenance of the revetment in the future as we do not know how it will
need to be serviced. To get a small piece or machinery up we need the 10 foot width of both trails.

it is unclear to us where exactly in relationship to the trail this house is hoping to be. Evenifitis 5 feet
from the North trail, won't the process of the excavation of sand for a foundation mess with the access
trails? The variance would infringe on the North deeded easement trail as it is open to home owners
not incorporated into an HOA. Pine Beach Loop is the South % of the trail that is HOA owned. The Pine
Beach HOA is not involved in the normal house location setbacks. We would rather not have the
setback variance as shown to us be accepted.

Two houses East of this future building lot is where the HOA access trail joins the Ocean Blvd. deeded
access trail.

Machines would only be able to get to revetment repair by going through the HOA access road that
turns into our 5ft. trail that is not wide enough by itself. It takes both trails to maintain the option to get
a small machine to the revetment. (This property in question should be aware of this because they are
on the front row revetment). Pinebeach Loop front row homes and the homes to the north front row
are responsible for the revetment maintenance.

This is a safety route path as well. !t is the beach egress for many homes. Residents, visitors, and all
beachgoers use it and in case of emergency, wider is much safer! Closeness of structures so close to an
emergency escape route can cause congestion and reduce safety.

Aesthetically, a wall along the path does not fit in with the natural coastal character of these
developments.

Approving this request is a concerning precedent for future encroachments along shared spaces. It
undermines long-standing community planning standards and weakens protections for public use area.

This proposed variance conflicts with community safety, public access and environmental values. It
would make maintenance nonexistent to access.

Please deny this exact variance. We have such faith in your vision for best practices.
Ken and Marilyn Robinson
7735 Pine Beach Loop

(503)807-3224 pscarfancypants@yahoo.com

A few photos will come in another email. Thank you!



To Whom It May Concern,
RE: #851-24-000651-PLNG Variance Request

I am writing to formally oppose the requested variance that would allow construction up to a 5-foot
setback adjacent to the community beach access path along Ocean Boulevard, as shown in
Tiltamook County Tax Map 1N1007DA.

Granting this variance would permit a structure to be built directly alongside a critical pedestrian
corridor used by Ocean Blvd. and Pine Beach Loop residents and guests to access the beach. This
path is not only a valued community amenity, but also a vital functional and safety route.

Allowing construction so close to the access trail introduces the following significant concerns:

1.

Restricted Maintenance Access: The reduced setback would severely limit the space
required to deliver and maneuver equipment, materials, and vehicles needed to service the
beach ramp and pathway infrastructure. This jeopardizes the long-term upkeep of a key
community asset.

Obstructed Emergency Egress: [n the event of a natural disaster, particularly a Cascadia
Subduction Zone earthquake and resulting tsunami, residents and beachgoers rely on clear,
accessible escape routes to reach higher ground. Any structure built within such close
proximity to the trail could delay evacuation, cause congestion, and significantly reduce
safety during an emergency.

Environmental and Aesthetic Disruption: A wall or structure bordering the trail would be
visually disruptive and inconsistent with the naturat coastal character that Pine Beach HOA
and its residents have deliberately maintained. The openness of the trail contributes to the
community’s identity and is part of what homeowners have invested in preserving.

Erosion of Public Access: While the variance may remain outside the literal easement
boundary, the proximity alone would create the perception of privatization, discourage
public use, and degrade the function of a shared community resource.

Unfavorable Precedent: Approving this request would set a concerning precedent for
future encroachments along shared spaces. Each exception undermines the integrity of
long-standing community planning standards and weakens protections for public use areas.

In summary, the proposed variance conflicts with community safety, public access, and
environmental values. | strongly urge the planning commission to deny this request in order to
preserve the functionality, character, and safety of the Pine Beach Loop community.

Sincerely and respectfully,

Rodney T Reed

7740 Pine Beach Avenue

Rockaway Beach, OR 97136
rtrgel@aol.com 503-936-1566
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Dear County Official, June 8, 2025

We are formally opposing the requested variance that would allow construction up to a
5-foot setback adjacent to the community beach access path along Ocean Boulevard, as shown
in Tillamook County Tax Map 1N1007DA.

Granting this variance would permit a structure to be built directly alongside a critical
pedestrian corridor used by Ocean Blvd and Pine Beach Loop residents and guests to access
the beach.

This path is not only a valued community amenity, but also a vital functional and safety
route.

Allowing construction so close to the access trail introduces the following significant concerns:

1. Restricted Maintenance Access: The reduced setback would severely limit the space
required to deliver and maneuver equipment, materials, and vehicles needed to service
the beach ramp and pathway infrastructure. This jeopardizes the long-term upkeep of a
key community asset.

2. Obstructed Emergency Egress: In the event of a natural disaster, particularly a
Cascadia Subduction Zone earthquake and resulting tsunami, residents and beachgoers
rely on clear, accessible escape routes to reach higher ground. Any structure built within
such close proximity to the trail could delay evacuation, cause congestion, and
significantly reduce safety during an emergency.

3. Environmental and Aesthetic Disruption: A wall or structure bordering the trail would
be visually disruptive and inconsistent with the natural coastal character that Pine Beach
HOA and its residents have deliberately maintained. The openness of the trail contributes
to the community’s identity and is part of what homeowners have invested in preserving.

4. Erosion of Public Access: While the variance may remain outside the literal easement
boundary, the proximity alone would create the perception of privatization, discourage
public use, and degrade the function of a shared community resource.

5. Unfavorable Precedent: Approving this request would set a concerning precedent for
future encroachments along shared spaces. Each exception undermines the integrity of
long-standing community planning standards & weakens protections for public use areas.

In summary, the proposed variance conflicts with community safety, public access, and
environmental values. | strongly urge the planning commission to deny this request in order to
preserve the functionality, character, and safety of the Pine Beach Loop community.

Thank you for considering our above reasons and other community members' reasons.

Sincerely,

T & Blake Stwke
Blake & Julie Stock
17385 Pine Beach Way

Rockaway, OR 97136
jastock1@amail.com/ 509 521-4542

JUN 1 6 2025

AT



Barbara Trout 17640 Old Pacific Hwy, Rockaway Beach, Oregon 97136

JUN 2 0 2005 |
June 13, 2025 |BY:... 2R0.........|

To: Tillamook County Department of Community Development
Re: #851-24-000651-PLNG

OPPOSITION TO THE VARIANCE REQUEST

| am writing today regarding a variance request to reduce the “back yard” setback on
the southerly property line from 20-feet to 5-feet. As a property owner of houses in
both Watseco Blocks 3 and 5, | have deeded private access (granted by Ray Losli in

1967) to a path that runs long the southerly property line in question. | am opposed to
the variance as it relates to the southerly property line. The applicant is also requesting
a reduction from 20-feet to 5-feet on the northerly property line. 1 have no problem
with that request, as it does not impact my access to the beach, over the deeded access.

In the application, the request for a variance compares the lot to other oceanfront
properties. | think it is more appropriate to compare the setback to the other properties
that are located along the access path. It is imperative to continue to maintain the
width of the path so it is consistent from its beginning to the beach. This is necessary so
there will be unobstructed access for the volume of summer pedestrian traffic, but also
to be able to mobilize equipment which may be necessary to repair the revetment and
maintain the trail.

In conclusion, | want to restate my objection to the lack of notification for this variance.
While the Department notified homeowners within a 250 foot radius of the proposed
variance, it is my belief that the department should have notified all property owners in
Watseco Blocks 1, 3 and 5 about this action, since we all have deeded property rights to
the access path.

Sinc‘:erely yours,
F?/.WW;/JM/{/ %@vﬁ

Barbara Trout
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JUN 0 9 2025
To Whom It May Concern, BY: KS (o

I am a resident of the Pine Beach Loop neighborhood, a retired Iic[énsed Architect and a certified
Oregon Post Seismic inspector. | am writing to formally oppose the requested variance that
would allow construction up to a 5-foot setback adjacent to the community beach access path
along Ocean Boulevard, as shown in Tillamook County Tax Map 1N1007DA.

This variance would permit a structure to be built directly alongside a critical pedestrian corridor
used by Ocean Blvd. and Pine Beach Loop residents and guests to access the beach. This path
is a critical safety route and emergency access. Allowing construction so close to the access
trail introduces a significant concern.

As you're aware, we reside adjacent the Juan de Fuca subduction zone, when this seismic
event takes place with the accompanying tsunami, evacuation timing is going to be critical and
likely on foot. During the summer months this beach is heavily used by beachgoers who rely on
clear, accessible escape routes to reach higher ground. Any structure built within such close
proximity to the trail could delay and or block evacuation.

In summary, the proposed variance conflicts with community safety, public access, and
environmental values. | strongly urge the planning commission to deny this request in order to
preserve the functionality, character, and safety of the Pine Beach Loop community.

Sincerely,

oel Vennes
7885 Pine Beach Loop
Rockaway Beach, Or., 97136

nvennes@gmail.com

503-519-9147



June 4, 2025

To Whom It May Concern,

| am writing to formally oppose the requested variance that would allow construction up to a 5-
foot setback adjacent to the community beach access path along Ocean Boulevard, as shown in
Tillamook County Tax Map 1N1007DA.

Granting this variance would permit a structure to be built directly alongside a critical pedestrian
corridor used by Ocean Blvd. and Pine Beach Loop residents and guests to access the beach.
This path is not only a valued community amenity, but also a vital functional and safety route.
Allowing construction so close to the access trail introduces the following significant concerns:

1.

Restricted Maintenance Access: The reduced setback would severely limit the space
required to deliver and maneuver equipment, materials, and vehicles needed to service
the beach ramp and pathway infrastructure. This jeopardizes the long-term upkeep of a
key community asset.

Obstructed Emergency Egress: In the event of a natural disaster, particularly a
Cascadia Subduction Zone earthquake and resulting tsunami, residents and beachgoers
rely on clear, accessible escape routes to reach higher ground. Any structure built within
such close proximity to the trail could delay evacuation, cause congestion, and
significantly reduce safety during an emergency.

Environmental and Aesthetic Disruption: A wall or structure bordering the trail would
be visually disruptive and inconsistent with the natural coastal character that Pine Beach
HOA and its residents have deliberately maintained. The openness of the trail contributes
to the community’s identity and is part of what homeowners have invested in preserving.
Erosion of Public Access: While the variance may remain outside the literal easement
boundary, the proximity alone would create the perception of privatization, discourage
public use, and degrade the function of a shared community resource.

Unfavorable Precedent: Approving this request would set a concerning precedent for
future encroachments along shared spaces. Each exception undermines the integrity of
long-standing community planning standards and weakens protections for public use
areas.

In summary, the proposed variance conflicts with community safety, public access, and
environmental values. | strongly urge the planning commission to deny this request in order to
preserve the functionality, character, and safety of the Pine Beach Loop community.

Smcerely

0e_—

Michelle Zal

7870 Pine Beach Loop

Rockaway Beach, OR 97136
Pazmaz93@comcast.net 503-708-0943




Sarah Thompson

. AR T
From: deborah.christian@zayo.com
Sent: Friday, June 13, 2025 1:.04 PM
To: ‘ Sarah Thompson; Melissa Jenck; Sarah Absher
Cc: ‘Robert Zink'; Ibrown3817 @comcast.net; 'Pamela Brown'; 'Velma Limmeroth'
Subject: EXTERNAL: Formal Opposition to Variance Request #851-24-000651-PLNG
Attachments: Fig 1.jpg; Fig 2,jpg; Fig 3jpg; Fig 4,jpg; Fig 5.pdf
Importance: High

[NOTICE: This message originated outside of Tillamook County -- DO NOT CLICK on links or
open attachments untess you are sure the content is safe.]

Robert D. Zink

Pamela Zink-Brown

Lynn D. Brown

17505 Ocean Blvd.
Rockaway Beach, OR 97136
Velma Limmeroth

17495 Ocean Blvd,

Rockaway Beach, OR 97136

June 13th, 2025
Titlamook County Planning Commission
1510-B, 3" Street

Tillamook, OR 97141

Subject: Formal Opposition to Variance Request #851-24-000651-PLNG
Dear Members of the Planning Commission,

We, Robert D. Zink, Lynn D. Brown, Pamela Zink-Brown, owners of the property located at 17505 Ocean Blvd., Rockaway
Beach, OR 97136 and Velma Limmeroth, owner of the property located at 17495 Ocean Blvd., Rockaway Beach, OR
97136, respectfully submit this letter in strong opposition to Variance Request #851-24-000651-PLNG submitted by
Nathaniel Palmer on behalf of Wave Watcher LLC.

It is crucial to recognize that the applicant and property owner purchased the property with full knowledge of existing
setbacks and easements. Altering these terms post-purchase for personal benefit, to the detriment of the
neighborhood, is both inappropriate and against the public interest.



There are several existing homeowners two of which, address’s 17478 & 17480 Ocean Blvd that appear to be in violation
of the easement and fence restrictions (over 6’), see figures 1-4 attached. The path has been severely impacted by these
violations and makes for an extremely narrow pathway. If individuals on the southern side of the pathway were to put
up a fence on their property line identified by markers and tape shown in Figures 3&4, there would literally be no path
whatsoever. The property owner at 17478 built their fence around an existing tree (in the easement?) and then cut
down the tree, The tree is now gone, and the homeowner should adjust the fence accordingly.

We have walked this path for over 30 years, witnessing its transformation from a beautiful, wide wooded trail perfect
for family strolls to a narrow, single-file track. It is truly astonishing that these homeowners were permitted such a
significant violation regarding the easement, and that they have refused to rectify it. To now entertain a request to
further reduce the easement, which would restrict access to the path even more, is not only unreascnable but also
deeply unfair to everyone who uses it. New property owners are overstepping their boundaries and the county is
allowing it.

The planning commissioners and staff needed to notify the homeowners of the properties identified on the declaration
of easement dated June 30™, 1967, document #181528 Book 208 Page 56, please see figure 5. Instead, it is our
understanding that only the homeowners located on the path were notified (do they have deeded path access?) If the
commissioners and staff had done their due diligence, they would have known this and should have notified all
homeowners with deeded path access, and we would have had ample time to respond accordingly. Given, the fact that
we were not notified by the county and only by word of mouth of other property owners, we feel the commissioners
and their staff need to at the very least push out the decision date.

Again, we strongly urge the planning Commission to deny Variance Request #851-24-000651-PLNG to preserve the
integrity, safety, and visual character of our pathway. We are also seeking the Commission to rectify existing infractions
identified in this letter. If you move forward with this variance, we will have no choice but to seek legal action against
the county.

We have always wanted everyone to enjoy the path that we have enjoyed for over the past 30 years. It is important that
the new homeowners understand and abide by the existing easement restrictions. Since they were made aware of these
restrictions during the purchase process, it should primarily be a matter of réinforcing that understanding.

While we appreciate your time and consideration, we require a timely response from the county to address our
concerns,

Regards,
Robert D. Zink 503-680.5234

robert-zink@hoffmancorp.com

Lynn Brown 360-608-7427
Ibrown3817 @comcast.net

Pamela Zink-Brown 360-903-4193
ovwrked @comcast.net

Velma Limmeroth 541-980-7233

vliimmeroth@gmail.com
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Sarah Thompsor:_

From: ovwrked@comcast.net

Sent: Monday, June 9, 2025 8:23 AM

To: Sarah Thompsen

Subject: EXTERNAL: Variance request #851-24-000651-PIng:

[NOTICE: This message originated outside of Tillamook County -- DO NOT CLICK on links or
open attachments unless you are sure the content is safe.]

Good morning Sarah

My name is Pam Zink-Brown. My husband and | along with my Brother, and his wife have a beach house
at 17505 Ocean Blvd RB 97136

We were notified on Friday of this variance through a neighbor in PineBeach development. My question
is, why were we not notified #1 and # 2 why is this happening? Our beach access is under constant
attack.

we have one neighbor wanting to build a fence, which is their right, and finds that the neighbor across
from them is built a fences on the easement, and will not be room for any passage on our deeded
access! And when the neighbor goes to county they are told that you can do nothing? | call foul.

This needs to be addressed, My hopes are # 1 this variance request was not sent out to home with
deeded access to beach. We are not with in 250 feet, you missed that. Pine beach has a beach access at
the southwest corner of development nothing at north. New development on Ocean blvd. Has no access
the developers sold it.These development have little say, So why are you not informing us? Due diligence
needs to be done, we need time for this

# 2 come out and look at space before a neighbor

situation erupts. Pamela Zink-Brown 360-903-4193





