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Sea Level Rise Adaptation; Coastal Protection

EPA Region 10
County - Tillamook
Section 3.085: Beach and Dune Overlay Zone
Summary
Tillamook County, Oregon is highly vulnerable to ongoing coastal erosion, landslides, and sand inundation of permitted structures in the fore-dune areas of the coast.  The county code incorporates a Beach and Dune (BD) Overlay Zone that implements Oregon’s statewide goal 18, requiring that development be prohibited in active dune areas subject to flooding and other natural hazards; that erosion and groundwater drawdown be minimized in coastal areas; and that only properties developed before January 1, 1977, the date in which Goal 18 became effective, may obtain permits for beachfront protective structures.

The BD Overlay is intended to regulate development so as to conserve, protect, and restore the values of coastal beach and dune areas and to reduce the hazardous effects of natural events or human actions in those areas.  The county maintains an inventory of beach and dune landforms, based on U.S. Natural Resource Conservation Service maps, summarized in four categories: 1) developed beachfront areas; 2) fore-dune management areas; 3) resource protection areas; 4) stabilized beach and dune areas.
Law
Tillamook County Land Use Code:
Section 3.085: BEACH AND DUNE OVERLAY ZONE (BD)

(1) PURPOSE: The purpose of the Beach and Dune Overlay Zone is to regulate development and other activities in a manner that conserves, protects and, where appropriate, restores the natural resources, benefits, and values of coastal beach and dune areas, and reduces the hazard to human life and property from natural events or human-induced actions associated with these areas. The Overlay Zone establishes guidelines and criteria for the assessment of hazards resulting from beach and dune processes and development activities in beach and dune areas.
(2) AREAS INCLUDED:

(A) The BD zone is based on information contained in the inventory of beach and dune landforms of Tillamook County, prepared by the Soil Conservation Service (SCS, now known as the Natural Resource Conservation Service) and published in their 1975 report, Beaches and Dunes of the Oregon Coast. The dune areas mapped in the inventory are identified in the Goal 18 (Beaches and Dunes) Element of the Comprehensive Plan. 

(B) This overlay zone includes the following areas identified and defined in the report noted in (A) above and corresponding to the LCDC system as shown below:

INVENTORY CLASSIFICATION LCDC CLASSIFICATION
	Inventory Classification
	LCDC Classification

	Active Inland Dune (AID)
	Dune, Active

	Beach (B)
	Beach

	Dune Complex (DC)
	Dune Complex

	Younger Stabilized dune (DS)
	Dune, Younger Stabilizated

	Recently Stabilized Foredunes (FD)
	Foredune, Conditionally Stable

	Active Foredune (FDA)
	Foredune, Active

	Active Dune Hammocks (H)
	Hummock, Active

	Older Stabilized Dunes (ODS)
	Dunes, Older Stabilized

	Open Dune Sand (OS)
	Dune, Active/Dune, Parabolic

	Open Dune Sand Conditionally Stable (OSC)
	Dune, Conditionally Stable

	Wet Interdune (W)
	Interdune (Note: This is not the same as a deflation plain)

	Wet Deflation Plain (WDP)
	Deflation Plain
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(3) CATEGORIES: The results of the inventory can be summarized into four Beach and Dune categories:

CATEGORY (1) - DEVELOPED BEACHFRONT AREAS:

Active foredune areas where an Exception to Goal 18 allows development on the active foredune. These areas are described in Section 6.1 of the Goal 18 Element of the Comprehensive Plan.

CATEGORY (2) - FOREDUNE MANAGEMENT AREAS:

Active foredune areas where an Exception to Goal 18 allows development on the active foredune and an overall management plan is approved to allow foredune grading. The management plans for these areas are contained in Section 3.1 of the Goal 18 Element of the Comprehensive Plan.

CATEGORY (3) - RESOURCE PROTECTION AREAS

a. Beach and dune areas committed to resource protection or recreational use, including:

(1) Beaches,

(2) Active foredunes outside of those included in categories 1 and 2,

(3) Conditionally stable foredunes which are subject to ocean undercutting or wave overtopping,

(4) Interdune areas that are subject to ocean flooding, and

(5) Deflation plains that are subject to ocean flooding.

CATEGORY (4): STABILIZED BEACH AND DUNE AREAS

b. Beach and dune areas stabilized by vegetation, including:

(1) Conditionally stable foredunes and other conditionally stable areas which are not subject to ocean undercutting or wave overtopping,

(2) Younger or older stabilized dunes, and

(3) Coastal Terraces.

(4) ADMINISTRATIVE PROVISIONS: Uses within the BD zone are subject to the provisions and standards of the underlying zone and of this Section. Where the provisions of this zone and the underlying zone conflict, the more restrictive provisions shall apply. Other overlay zone and regulatory criteria also may apply to uses within the BD zone: for example, the standards and criteria of the Shoreland Overlay Zone, the Estuary Zones, Estuary Development Standards, Development Requirements for Geologic Hazard Areas, Flood Hazard Overlay Zone, and Requirements for Protection of Water Quality and Streambank Stabilization as set forth in the Tillamook County Land Use Ordinance.

(A) PERMITTED USES 

(1) Residential, commercial and industrial development, subject to the standards in Section 3.085 (5) and the following provisions:

a. Such development is permitted only in areas classified as stabilized foredune or conditionally stable foredune not subject to ocean undercutting or wave overtopping, or in areas where an exception has been taken to the prohibitions contained in Goal 18 implementation requirement (2).

b. The placement of oceanfront structures in coastal or geologic hazards areas is subject to the requirements of Section 3.085 (5) of this ordinance which includes a requirement that the applicant submit a Dune Hazard Report. This report shall conform to the standards and criteria set forth in Section 3.085 (5) (B) Dune Hazard and Modified Dune Hazard Reports, and also those standards and criteria set forth in the Development Requirements for Geologic Hazard Areas where applicable. The department also will consider any other pertinent information, and may require additional studies and information from the applicant. Based upon this report and any other information, oceanfront structures may be denied or restricted with respect to their location and construction. 

c. Oceanfront structures shall be located in a manner which aligns development parallel to the Oregon Coordinate Line (beach zone line) as much as possible, consistent with the purpose of this zone.
(1) The Oceanfront Setback Line (OSL) determines how close to the ocean any structure other than an approved structure for oceanfront protection or stabilization or for beach access may be located, subject to any additional setback necessary to meet site specific hazard concerns. 
The OSL is landward of the crest of the active foredune and is approximately parallel to the Oregon Coordinate Line. In all cases, the OSL is measured from the most oceanward point of a structure which is higher than three feet from existing grade.  The exact location of the OSL depends on the location of oceanfront buildings near the proposed structure and upon the location and orientation of the Oregon Coordinate Line. For purposes of determining the OSL, "building" shall be limited to a permanent residential, commercial or industrial structure attached to a fixed foundation, and located within 500 feet of the Oregon Coordinate Line. Accessory structures or RV's shall not be used in making this determination.

(a) If there are legally constructed buildings within 300 feet of the exterior boundary of the subject property to both the north and the south, the OSL is a line drawn between the most oceanward point of any legally constructed portion of the nearest building to the north and the nearest building to the south.

(b) If there are legally constructed buildings within 300 feet to the north only or to the south only, the OSL is the average setback from the Oregon Coordinate Line of all such buildings. 
(c) If there are no legally constructed buildings within 300 feet to either the north or south on oceanfront lots, the OSL is the average oceanfront setback from the Oregon Coordinate Line of the nearest two such existing buildings.

(2) In cases where the above method of OSL determination requires development to be set back further from the Beach Zone line than is required by geologic hazards or protection of the ocean view of existing development on oceanfront property, the Planning Director may determine the setback distance which will apply. The intent of this provision is to limit this application of the Director's discretion to those rare and unusual circumstances where the above method of determining the OSL produces an unreasonable and inequitable result. In such instances, a public meeting for purposes of discussing the proposed setback shall be held and recorded. Notice shall be given to surrounding property owners and persons requesting notice pursuant to the notice requirements set forth in Section 10.040 of this ordinance. 
Upon finding that the purposes of the landward yard setback will still be achieved, the Director also mayreduce the landward yard setback to no less than 10 feet. The Director's decision shall be made pursuant to the standards and criteria set forth in this section and any other standards or regulations which may apply.

(3) Notwithstanding the above provisions, the Planning Director shall require a greater setback from the ocean where there is evidence of significant coastal, environmental, or geologic hazards as determined by a Dune Hazard Report submitted pursuant to Section 3.085 (5) or other information available to the Department. In making this determination, the Hazard Report and the Director shall take into account evidence of recent, active beach erosion and whether the proposed development has been designed to adequately minimize and mitigate for any adverse environmental effects to the fullest extent required by law.

d. Residential building in active foredune areas shall be constructed so as to minimize the future need to remove inundating sand.

e. Building heights shall be measured from the existing grade. Only in Foredune Management Areas shall additional fill be allowed on an oceanfront lot, provided the applicant can demonstrate that a structure located on the existing grade will not provide an ocean view, and that the provisions of Section 3.060 (Flood Hazard Overlay Zone) are met.

2. Accessory structures for beach access, oceanfront protection or stabilization, on-site sewage disposal systems, or other uses which the Department determines are consistent with the purpose of this zone, subject to the standards of Section 3.085 (5) and the following provisions:

a. The location of accessory structures will be determined in each case on the basis of site-specific information provided by a Dune Hazard Report, pursuant to the provisions of Section 3.085 (5)B.

b. Any accessory structure higher than three feet as measured from existing grade will be subject to the variance procedure and criteria set forth in Article VIII of the Tillamook County Land Use Ordinance.

c. Accessory structures for on-site subsurface sewage disposal systems may not be located oceanward of the primary structure on the subject property unless the following provisions are met:

(1) The primary structure on the subject property is an authorized residential, commercial, or industrial structure in existence as of October 28, 1992;

(2) The accessory structure is required for repair of an existing disposal system, and there is no viable alternative system or location landward of the primary structure; and

(3) The owner of the subject property submits an affidavit to the Department acknowledging that the property owner has been informed an oceanfront protective structure will not be authorized to protect the disposal system against erosion, and that the owner has sole responsibility for notifying any purchaser of this condition prior to sale of the property.

3. Private Beach Access

a. Boardwalks and pedestrian footpaths to the beach shall be permitted in all dune areas, except where restricted in Foredune Management Areas.

b. Off-road recreational vehicle use in dune areas shall be permitted in Sand Lake Recreational Area. Motor vehicles registered to operate on public highways and roads shall be allowed to travel on beaches where posted by the State Parks and Recreation Division. Operation of motor vehicles at other beach locations will require a Vehicle Permit (ORS 390.668) form State Parks.

c. In Foredune Management Areas, where heavy use of public easements or rights of way destabilizes dune areas on adjoining private property, signs may be placed at landward entrance points to encourage the use of alternative public access points. Signs shall be subject to review by the Foredune Management Authority, Tillamook County, and the State Parks and Recreation Division.

4. Beachfront Protective Structures

a. For the purposes of this requirement, "development" means houses, commercial and industrial buildings, and vacant subdivision lots which are physically improved through the construction of streets and provision of utilities to the lot.

Lots or parcels where development existed as of January 1, 1977, are identified on the 1978 Oregon State Highway Ocean Shores aerial photographs on file in Tillamook County.

b. Beachfront protective structures (riprap and other revetments) shall be allowed only in Developed Beachfront Areas and Foredune Management Areas, where "development" existed as of January 1, 1977, or where beachfront protective structures are authorized by an Exception to Goal 18.

c. Proposals for beachfront protective structures shall demonstrate that:

1. The development is threatened by ocean erosion or flooding;

2. Non-structural solutions can not provide adequate protection;

3. The beachfront protective structure is place as far landward as

possible;

4. Adverse impacts to adjoining properties are minimized by angling the north and south ends of the revetment into the bank to prevent flank erosion;

5. Public costs are minimized by placing all excess sand excavated during construction over and seaward of the revetment, by planting beachgrass on the sand-covered revetment, and by annually maintaining the revetment in such condition.

6. Existing public access is preserved; and
7. The following construction standards are met:

a. The revetment includes three components; an armor layer, a filter layer of graded stone (beneath armor layer), and a toe trench (seaward extension of revetment structure).

b. The revetment slope is constructed at a slope that is between 1:1 to 2:1.

c. The toe trench is constructed and excavated below the winter beach level or to the existing wet sand level during the time of construction.

d. Beachfront protective structures located seaward of the state beach zone line (ORS 390.770) are subject to the review and approval of the State Parks and Recreation Division.  Because of some concurrent jurisdiction with the Division of State Land, the Parks division inclues the Division of State Lands in such breach permit reviews.  

e. The State Parks and Recreation Division shall notify Tillamook County of emergency requests for beachfront protective structures. Written or verbal approval for emergency requests shall not be given until both the Parks and Recreation Division and the County have been consulted. Beachfront protective structures placed for emergency purposes, shall be subject to the construction standards in Section 3.140 (17).

5. Beach Log Removal

a. Drift log removal from beach areas seaward of the state beach zone line is subject to the approval of the State Parks and Recreation Division. The Parks Division shall notify the county of all requests for commercial driftwood removal from Non-State Park Beaches, including requests for emergency permits to remove driftwood.

B. USES AND ACTIVITIES PERMITTED CONDITIONALLY

1. Public Beach Access

a. New public beach access points shall be allowed where identified in Tillamook County's Public Access Program to Coastal Shorelands, contained in the Goal 17 (Coastal Shorelands) Element of the Comprehensive Plan.

2. Sand Mining and Mineral Extraction 

a. Sand mining and mineral extraction shall only be permitted outside Developed Beachfront or Foredune Management Areas.

b. Sand mining shall be permitted in other beach and dune areas only where a geological investigation establishes that a historic surplus exists at the site, and the mining will not impair the beach and dune processes near the site, including ground water circulation and littoral drift. Sand mining operations seaward of the state beach zone line is subject to the approval by the State Parks and Recreation Division (ORS 390.725).

3. Dredged Material Disposal

a. Shoreland disposal of dredged material shall be allowed only at acceptable sites identified in County Dredged Material Disposal Plans, contained in the Goal 16 Element of the Comprehensive Plan, unless the disposal is part of an approved ocean beach nourishment project.

b. Beach nourishment projects shall be designed to either offset the effects of active erosion or to maintain a stable beach profile.

c. Proposals for a beach nourishment project shall demonstrate that:

1. No new buildable upland is created;

2. The grain size and chemical characteristics of the material proposed for beach nourishment are substantially similar to the substrate in the beach nourishment area; and

3. Erosion of dredged material from the beach nourishment area does not result in adverse impacts either to significant shoreland habitat areas identified in the Goal 17 Element of the comprehensive Plan or to nearby estuarine areas.

 C. SPECIAL ACTIVITIES PERMITTED WITH STANDARDS

1. Foredune Breaching

a. Definition: In areas subject to ocean flooding, foredune crest excavation one foot below the base flood elevation constitutes foredune breaching.

b. Foredune breaching shall be allowed in recreational beach and dune areas solely to replenish sand supply to interdune recreational areas.

c. In non-recreational areas, foredune breaching shall be allowed only ona temporary basis for emergency purposes, such as fire control and the alleviation of flood hazards or other disaster conditions. Foredunes may be breached for emergency vehicle access, only after it can be demonstrated that temporary access cannot be accomplished by the use of a fabric ground cover in combination with a crushed rock overlay. Such construction materials (rock, fencing, etc.) shall be removed following restoration of breached foredunes.

d. Breached foredunes shall be restored and stabilized using permanent dune stabilization techniques, immediately following alleviation of emergency conditions. At a minimum, foredunes shall be restored to the pre-existing dune profile.

e. Foredune breaching shall be allowed for the installation and maintenance of a fiber optic cable where an exception to Goal 18 is approved.

2. Foredune Grading

a. Definition: Foredune grading means the alteration of a foredune, by mechanical redistribution or removal of sand, which results in a lower or more uniform dune height. Foredune grading, unlike foredune breaching, does not increase the potential for ocean flooding at the site.

b. Foredune grading shall be permitted only in Foredune Management Areas or in Developed Beachfront Areas. In these areas, grading shall be allowed only for siting a permitted use, for removing sand that is inundating a structure allowed by the underlying zone, or for dune restoration purposes where recommended in Foredune Management Plans. Sand graded from foredune lots shall be relocated either to the beach, to low and narrow dune areas on the site, or to alternative beach and dune areas as specified in an approved Foredune Management Plan.

c. Foredune grading to remove inundating sand shall be permitted only if there is no feasible or reasonable alternative method of sand removal, or as specified in an approved Foredune Management Plan. Inundating sand shall be disposed of seaward of existing structures and distributed in a manner that shall not impact adjacent dwellings or adversely impact the public beach. Areas graded between November and April shall be replanted with beachgrass or other appropriate vegetation approved by the Department. If grading occurs between the months of May and October, approved temporary stabilization measures, such as mulching with ryegrass straw or matting shall be employed.

In Foredune Management Areas, grading to remove inundating sand may occur on a parcel by parcel basis. An Administrative Review of a Remedial Grading Plan is required, as described in e., below.

d. Foredune grading to maintain ocean views shall be permitted only in Foredune Management Areas, according to Foredune Grading Plans included in the Goal 18 Element of the Comprehensive Plan.

Grading in foredune crest areas shall only be allowed where the dune elevation is more than four feet above the base flood elevation. At a minimum, Foredune Grading Plans shall describe standards for redistribution of graded sand by identifying low and narrow dune areas suitable for dune restoration, define the appropriate timing for grading actions, and outline requirements for future monitoring.

e. All foredune grading and other activities in foredune management areas may only be conducted as part of an approved grading plan developed as described below. A grading plan shall contain the following elements:

1. Description of the proposed work, including location and timing of activities, and equipment to be used;

2. Plan view and elevations of existing conditions in the grading area;

3. Plan view and elevations of proposed modifications in the grading area; and

4. Identity of the individual(s) responsible for supervising the project, and for conducting monitoring and maintenance activities.

All grading plans shall cover all or at least a 500 foot portion of a Management Unit plan contained in the Management Strategy and shall have approval of 60% of the property owners in the area covered, except for remedial grading which may be approved for a single parcel. The grading plan shall be submitted to the County for administrative review.  Administrative Review of the plan shall be confined to determining consistency with the approved Foredune Management Plan. A review fee as determined by the County shall accompany the plan. The approval may 

be revoked and citiations issued for noncompliance with the approval.

3. Sand Stabilization

a. Definition: Sand Stabilization is a program to stabilize a dune area against the effects of excessive wind or water erosion, by either planting appropriate vegetation alone or in conjunction with the placement of sand fences.

b. Sand fences for the creation or restoration of foredunes shall be permitted in Foredune Management Areas according to specifications in Foredune Management Plans.

c. In other dune areas, proposals for sand fences shall demonstrate that:

1. Sand fences will be located landward of the state zone line.

2. The sand fences will be orientated parallel to the beach and located approximately 30 feet apart.

3. Existing public access is preserved.

4. Sand fences proposed seaward of the state zone line shall meet the approval of the State Parks and Recreation Division.

d. In residential yards, fire resistant vegetation, such as purple beach pea, is recommended as a preferred vegetation in order to minimize fire hazards.

(5) SITE DEVELOPMENT REQUIREMENTS: All development within the Beach and Dune Overlay zone shall comply with the following standards and requirements.

A. General Development Criteria

1. Groundwater and Deflation Plain Areas:

a. No filling or draining of deflation plain wetlands identified as significant wetlands in the Goal 17 Element of the Comprehensive Plan shall be allowed.

b. The filling or draining of other deflation plains may be permissible if it can be demonstrated that the activity will not lead to the loss of stabilizing vegetation, a deterioration of water quality, or the intrusion of salt water into water supplies.

c. Prior to the approval of development using groundwater resources, a hydraulic analysis report shall demonstrate that groundwater withdrawal will not lead to the loss of stabilizing vegetation, a deterioration of water quality, or the intrusion of salt water into water supplies.

2. Land Grading Practices:

a. No excavations for residential and commercial site development shall be done earlier than thirty (30) days prior to the start of construction.  Following the completion of major construction, excavated areas shall be stabilized. At a minimum, the site shall be stabilized within nine (9) months of the termination of major construction.

b. All sidehill roads and driveways shall be built entirely in cut areas, unless adequate structural support is provided for fill.

c. Excavated, filled or graded slopes in dune areas shall not exceed 30 degrees in slope. All surplus excavated material shall be removed offsite to a location where it will not constitute a hazard.

d. Land grading proposals shall demonstrate that the removal of vegetation shall be limited to what is necessary to place buildings, or to install utilities.

3. Drainage and Erosion:

a. Temporary measures shall be taken to control runoff and erosion of soils during all phases of construction. Storm water (roof and footing drains) shall be intercepted by closed conduits and directed into adjacent drainageways with adequate capacity to prevent flooding of adjacent or downstream properties.

b. Plans for temporary and permanent stabilization programs, and the planned maintenance of restabilized areas, shall be provided by the applicant for areas disturbed during site preparation. At a minimum, areas proposed for removal of native vegetation shall be identified on building plans and if approved, they shall be replanted within nine (9) months following the completion of major construction.

B. Dune Hazard and Modified Dune Hazard Reports

1. A Dune Hazard Report shall be required prior to the approval of subdivisions and partitions governed by the Land Division Ordinance, planned developments, mixed use developments, coast resorts, sand mining, and building permits, with the following exceptions:

a. Building permits for accessory structures;
b. Development in older stabilized dunes, unless the area is a locally known hazard area based on evidence of past occurrences;

c. Building permits for mobile home placement, single-family residential and duplex structures in Developed Beachfront Areas, if the structure will be located in AO, B, C, or D FIRM flood hazard zone. Where there is evidence of recent, active erosion at or near the proposed building site, a Modified Dune Hazard Report shall be required prior to issuance of building permits.

2. Modified Dune Hazard Report

a. The purpose of a Modified Dune Hazard Report is to provide findings and conclusions that a residential structure located in or near a zone of recent, active erosion will be reasonably protected from the described hazard for the lifetime of the structure.
b. Evidence of recent, active beach or dune erosion can include information provided by the following:

1. Permits for shoreline stabilization structures that have been issued in the area within the past 5 years, or;

2. Results of site investigation by County, State Parks and Recreation, or Division of State Lands representatives.

c. The Report shall present findings on the average retreat of the shoreline, using either the line of established upland shore vegetation or a similar persistent geomorphic coastal feature that can be identified on aerial photographs. The Oregon Department of Transportation Ocean Shores aerials, or other similar historic records, are suitable for calculating the average rate of retreat of the shoreline.

3. Dune Hazards Report

The Dune Hazards Report shall include the results of a preliminary site investigation and where recommended in the preliminary report, a detailed site investigation.

a. Preliminary Site Investigation

1. The purpose of the Preliminary Site Report is to identify and describe existing or potential hazards in areas proposed for development. The report shall be based on site inspections conducted by a qualified person, such as a geologist, engineering geologist, soil scientist, civil engineer, or coastal oceanographer.

2. The preliminary Site Report shall either recommend that a more detailed site investigation report is needed to fully disclose the nature of on-site hazards or it shall conclude that known hazards were adequately investigated, and recommend development standards for buildable areas.

3. The Preliminary Site Report shall include plan diagrams of the general area, including legal descriptions and property boundaries, and geographic information as required below:

a. Identification of each dune landform (according to either the Goal 18 or SCS system of classification);

b. History of dune stabilization in the area;

c. History of erosion or accretion in the area, including longterm trends;

d. General topography including spot elevations;
e. Base flood elevation and areas subject to flooding, including flood areas shown on the NFIP maps of Tillamook County;
f. Location of perennial streams or springs in the vicinity;

g. Location of the state beach zone line;

h. Location of beachfront protective structures in the vicinity;

i. Elevation and width of the foredune crest.

j. Land grading practices, including standards for cuts and fills and the proposed use and placement of excavated material.

Elevations shall relate to the National Geodetic Vertical Datum
of 1929, NGVD.

b. Detailed Site Investigation

1. The purpose of a Detailed Site Investigation is to fully describe the extent and severity of identified hazards. Such investigation shall be required either where recommended in a Preliminary Site Report or when building plans, including grading plans for site preparation, were not available for review as part of the preliminary site investigation.

The Detailed Site Report shall be based on site inspections or other available information and shall be prepared by a qualified person, such as a registered civil engineer or engineering geologist.

2. The report of a Detailed Site Investigation shall recommend development standards to assure that proposed alterations and structures are properly designed so as to avoid or recognize hazards described in the preliminary report or as a result of separate investigations. The report shall include standards for:

a. Development density and design;

b. Location and design of roads and driveways;

c. Special foundation design (for example spread footings with post and piers), if required;

d. Management of storm water runoff during and after construction.

c. Summary Findings and Conclusions. The Preliminary and Detailed Site Reports shall include the following summary findings and conclusion:

1. The proposed use and the hazards it might cause to life, property, and the natural environment;

2. The proposed use is reasonably protected from the described hazards for the lifetime of the structure.

3. Measures necessary to protect the surrounding area from any hazards that are a result of the proposed development;

4. Periodic monitoring necessary to ensure recommended development standards are implemented or that are necessary for the long-term success of the development.
(6) PERMIT PROCEDURES:

A. A County Development Permit shall be obtained prior to sand mining, beach

nourishment, foredune grading, or proposals for beachfront protective structures and

sand fencing within the Beach and Dune Overlay Zone.

B. Applications shall be made to the Planning Director, Department of Community

Development, on forms prescribed by Tillamook County.

C. An appeal of the ruling by the planning director regarding a permit requirement of this

section may be made to the Tillamook County Planning Commission pursuant to Section

10.020.
