
TILLAMOOK COUNTY PLANNING COMMISSION 

To Be Held 
February 10, 2022- Beginning at 6:30p.m. 

VIRTUAL & TELECONFERENCE MEETING 
The Tillamook County Courthouse is closed to the public at this time and hearing proceedings are taking place in virtual 
meeting format only. The hearing can also be accessed via teleconference. For teleconference access the evening of the 
hearing, please call 971-254-3149. Conference ID: 887 242 77#. Virtual Meeting Access: 
https://www.co.tillamook.or.us/commdev. Click on Virtual Teams Link. *Microsoft Teams Meeting Format. 

I. CALL TO ORDER 

II. ROLL CALL 

Ill. OLD BUSINESS: 

IV. NEW BUSINESS: 

#851-21-000440-PLNG & #851-21-000441-PLNG & #851-21-000442-PLNG: The 
Tillamook County Department of Community Development is making efforts to update the 
coastal planning program and these efforts are now reflected in a series of proposed 
amendments to the Tillamook County Land Use Ordinance (TCLUO) and Tillamook County 
Comprehensive Plan. Updates include legislative text amendments to TCLUO Section 3.510: 
Flood Hazard Overlay (FH) Zone, TCLUO Section 3.530: Beach and Dune Overlay (BD) 
Zone, TCLUO Section 4.130: Development Requirements for Geologic Hazard Areas and 
TCLUO Article 11: Definitions. Updates also include incorporation of digital hazard mapping 
tools produced by the Oregon Department of Oregon Geology and Mineral Industries 
(DOGAMI) that if adopted, will become planning and comprehensive plan maps for areas of 
known geologic hazards, beaches and dunes. Amendments to Tillamook County 
Comprehensive Plan Goal element 7: Hazards and Goal element 18: Beaches and Dunes to 
reflect updates to the aforementioned Tillamook County Land Use Ordinance are also proposed 
as part of these planning update efforts. 

V. AUTHORIZATION FOR CHAIR TO SIGN APPROPRIATE ORDERS, IF NECESSARY 

VI. ADMINISTRATIVE DECISIONS: Administrative Decisions are available for public review on the Tillamook 
County Department of Community Development website: https://www .co. tillamook. or. us/commdev/landuseapps 

VII. HOUSING COMMISSION UPDATE 

VIII. DEPARTMENT OF COMMUNITY DEVELOPMENT REPORT 

IX. ADJOURNMENT 

The Courthouse is accessible to citizens with disabilities. If special accommodations are needed for persons with 
hearing, visual, or manual impairments that wish to participate in the meeting, please contact 1-800-488-8280 at 

least 24 hours prior to the meeting in order that appropriate communications assistance can be arranged. 





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

Land of Cheese, Trees and Ocean Breeze 

1510 - B Third Street 
Tillamook, Oregon 97141 

www.tillamook.or.us 

Building (503) 842-3407 
Planning (503) 842-3408 

On-Site Sanitation (503) 842-3409 
FA.X(503) 842-1819 

Toll Free 1 (800) 488-8280 

TEXT AMENDMENT/ZONE CHANGE/MAP AMENDMENT REQUEST 
#851-21-000442-PLNG: Beach & Dune Overlay Zone 

#851-21-000441-PLNG: TCLUO Section 4.130 
#851-21-000440-PLNG: TCLUO Section 3.530 

STAFF REPORT DATE: Febmary 3, 2022 
TILLAMOOK COUNTY PLANNING COMMISSION HEARING DATE: February 10, 2022 

BOARD OF COMMISSIONERS HEARING DATE: April 6, 2022 2 
PREPARED BY: Sarah Absher, CFM, Dire 

I. GENERAL INFORMATION & SUMMARY OF PROPOSED AME 

Initiated By: Tillamook County Department of Community Development 

Requested actions: A legislative amendment request and map amendment request to amend the Tillamook 
County Land Use Ordinance (TCLUO), Tillamook County Comprehensive Plan Map &Tillamook County 
Zoning Map and Tillamook County Comprehensive Plan as follows: 

#851-21-000442-PLNG TCLUO Section 3.530: Beach and Dune Overlay (BD) Zone and Tillamook County 
Comprehensive Plan Goal 18: Beach and Dune Element: Open File Report 0-20-04, Temporal and Spatial 
Changes in Coastal Morphology, Tillamook County, Oregon by the Oregon Department of Geology and Mineral 
Industries (DOGAMD to replace 1975 USDA Beaches and Dunes of the Oregon Coast as Comprehensive Plan map 
to identify dune classifications and properties within the Beach and Dune Overlay (BD) Zone. Beach and Dune 
Hazard Report now referenced as Dune Area Development Permit. Clarification of activities exempt from a Dune 
Area Development Permit and update criteria for approval of a Dune Area Development Permit including specific 
standards that must be addressed in the accompanying geologic report (Engineering Geologic Report and 
Geotechnical Engineering Report). Adds section to address habitat restoration and enhancement projects for 
purposes of wildlife and plant habitat; codifies development requirements for remedial grading activities, removes 
language for sand mining activities; updates to requirements for beachfront protective structures; addition of 
certification compliance; add definition of "Geoprofessional" to TCLUO Article 11. Added requirement for 

I I 

Legislative Amendment Request- Hazard Planning Updates 1 



certification of compliance prior to final building inspection and issuance of Certificate of Occupancy. Permits will 
continue to be reviewed under a Type I land use review process. 

#851-21-000441-PLNG TCLUO Section 4.130: Development Requirements for Geologic Hazard Areas and 
Tillamook County Comprehensive Plan Goal 7: Hazards Element: Applicability section updated to use best 
available data to identify areas considered to be potentially geologically hazardous including replacement of 1979 
DOGAMI Bulletin with DOGAMI Open File Report 0-20-13, Landslide hazard and risk study of Tillamook 
County, Oregon. Updated geologic assessment review and expanded list of activities exempt from geologic 
assessment review. Updated Geologic Report (Engineering Geologic Report and Geotechnical Engineering Report) 
standards. Added section for review of historical, cultural and archaeological resources. Added requirement for 
certification of compliance prior to final building inspection and issuance of Certificate of Occupancy. Defmitions 
added to Article 11 of TCLUO to define "Geoprofessional". Permits will continue to be reviewed under a Type I 
land use review process. 

#851-21-000440-PLNG TCLUO Section 3.530: Flood Hazard Overlay (FH) Zone: Update definitions to reflect 
defmition language in FEMA Code of Federal Regulations; reference for coordination with State of Oregon 
Specialty Codes; addition of compliance and penalties for non-compliance language; modification to variance 
criteria to reference "functionally-dependent use"; language for compliance measures when altering a watercourse; 
addition of language for installation of underground and above-ground tanks and clarification language for 
installation of utilities; specifications for construction of garages and accessory structures; clarification of 
development requirements for the placement of manufactured homes and recreational vehicles; specifications for 
construction of public restroom facilities. 

II. BACKGROUND 

The Tillamook County Department of Community Development is making efforts to update the coastal planning 
program and these efforts are now reflected in a series of proposed amendments to the Tillamook County Land Use 
Ordinance (TCLUO) and Tillamook County Comprehensive Plan. Updates include legislative text amendments to 
TCLUO Section 3.510: Flood Hazard Overlay (FH) Zone, TCLUO Section 3.530: Beach and Dune Overlay (BD) 
Zone, TCLUO Section 4.130: Development Requirements for Geologic Hazard Areas and TCLUO Article 11 : 
Definitions. Updates also include incorporation of digital hazard mapping tools produced by the Oregon Department 
of Oregon Geology and Mineral Industries (DOGAMI) that if adopted, will become planning and comprehensive 
plan maps for areas of known geologic hazards, beaches and dunes. Amendments to Tillamook County 
Comprehensive Plan Goal element 7: Hazards and Goal element 18: Beaches and Dunes to reflect updates to the 
aforementioned Tillamook County Land Use Ordinance are also proposed as part of these planning update efforts. 

These long-range planning efforts are ongoing county-wide efforts and are part of the County's overall 
efforts to mitigate risk and to reduce the loss of life and property in coastal communities. The public, 
planners, emergency managers and first responders, elected officials, and community partners benefit from 
these efforts to increase community resiliency from the presence of natural hazards in Tillamook County. 

It is not the intent or purpose of proposed amendments to require relocation of or otherwise regulate existing 
development within the Beach and Dune Hazard Overlay Zone. Adoption of the proposed amendments will 
not have the effect of rendering any lawfully established use or structure nonconforming. All uses permitted 
pursuant to the provisions of the underlying zones may be permitted, subject to the additional requirements 
and limitations of this section, and all applicable supplemental standards of the Tillamook County Land Use 
Ordinance. 

It should be noted that overall residential density cannot exceed what is allowed in the underlying zone and 
density shall be computed based on the total gross land area of the subject property. With the Flexible 
Design Option, development standards for setbacks, not area, width and depth requirements, lot coverage 
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requirements, building height and similar dimensional requirements may be reduced, adjusted or otherwise 
modified as necessary to achieve the design objectives of the development and fulfill the purposes of the 
proposed amendments. 

III. APPLICABLE STATE LAW, COUNTY ORDINANCE AND COMPREHENSIVE PLAN 
PROVISIONS 

1. Tillamook County Comprehensive Plan 
2. Tillamook County Land Use Ordinance, Article IX, Amendment Process 

IV. ANALYSIS: 

1. Statewide Planning Goal & Tillamook County Comprehensive Plan Discussion 

Oregon's 19 statewide planning goals are adopted as Administrative Rule and express the state's policies 
on land use as well as land use related topics. Each county is required to have a comprehensive plan 
consistent with the statewide planning goals as well as zoning and land division ordinances for 
implementation of plan policies and objectives. The Tillamook County Comprehensive Plan contains 17 
of the 19 Statewide Planning Goal Elements. A Goal 15 Element (Willamette Valley) and Goal 19 
Element (Ocean Resources) are absent from the Tillamook County Comprehensive Plan as the goals and 
policies for the Willamette Valley do not apply to Tillamook County and the Ocean Resources Element 
was created after the adoption of the County's comprehensive plan. 

The Comprehensive Plan provides the County with an important opportunity to make a detailed 
statement describing the needs and desires of its citizens for the future use of the County's land and 
water resources, and to guide future development of the County through agreed upon policy 
statements which give direction to County actions and programs. The policies provide a basis for 
coordination of the programs of other governmental entities and are also intended to assist the private 
sector in reaching development decisions which are beneficial to the citizens of the County generally 
as well as to the private prope1ty owner. 

The plan must also be in conformance with the adopted statewide planning goals and policy 
statements are to be based upon required inventories of resource and other pertinent information and 
findings related to analysis of problems and opportunities existing in Tillamook County. In order that 
the plan will be used to guide actions for problem-solving, the state goals also require local adoption 
of implementation measures appropriate for dealing with the identified problems and needs. 

The following Goal Summaries are a combination of excerptions from the Department of Land 
Conservation and Development's introductory information on Oregon's statewide planning goals which 
can be found on their website at http://www.oregon.gov/LCD/docs/goals/goalsumarv.PDF and the 
Tillamook County Comprehensive Plan 
https://www.co.tillamook.or.us/gov/ComDev/Planning/compplan.htm. These summaries are intended to 
provide a general context for discussion of the general compatibility of this conditional use request with 
the goal elements of the Tillamook County Comprehensive Plan. 

• Tillamook County Comprehensive Plan Goal 1 Element: The Planning Process 
Summary: Goal 1 calls for "the opportunity for citizens to be involved in all phases of the planning 
process." It requires each1 city and county to have a citizen involvement program c;ontaining six 
components specified in the goal. It also requires local governments to have a commiqee for citizen 
involvement (CCI) to monitor and encourage public participation in planning. 
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A Measure 56 notice was required for the proposed amendments to the Beach and Dune Overlay 
Zone, including adoption of the Open File Report 0-20-04, Temporal and Spatial Changes in Coastal 
Morphology, Tillamook County, Oregon by the Oregon Department of Geology and Mineral Industries 
(DOGAMI) to replace 1975 USDA Beaches and Dunes of the Oregon Coast as Comprehensive Plan map. 
Included with this Measure 56 notice were notice of the proposed amendments to TCLUO Section 4.1 30: 
Development Requirements for Geologic Hazard Areas, amendments to TCLUO Section 3.530: Flood 
Hazard Overlay Zone, TCLUO Article 11: Definitions as well as amendments to the Goal 7 and 18 
elements of the Tillamook County Comprehensive Plan reflective of the proposed amendments to the 
various sections of the TCLUO. 

Community meetings are scheduled to take place as follows: 

Tierra Del Mar Community Association February 3, 2022 
Oceanside Neighborhood Association (CAC) February 5, 2022 
Neskowin CAC February 12, 2022 
Pacific City/Woods CAC February 19,2022 

Along with the Measure 56 Notice, a FAQ Guide has been provided on the Department website for the 
public's review. A copy has been included with this report. 

• Tillamook County Comprehensive Plan Goal 2 Element: THE LAND USE PLAN 
Summary: Goal 2 outlines the basic procedures of Oregon's statewide planning program and 
describes the development of Tillamook County's Comprehensive Plan including justification for 
identifying exception areas. 

The proposed amendments are consistent with the Goal 2 element and an exception is not required for 
this process. 

• Tillamook County Comprehensive Plan Goal 3 Element: AGRICULTURAL LANDS 
Summary: Goal 3 defines "agricultural lands." It then requires counties to inventory such lands and 
to ''preserve and maintain" them through farm zoning. Details on the uses allowed in farm zones are 
found in ORS Chapter 215 and in Oregon Administrative Rules, Chapter 660, Division 33. 

• Tillamook County Comprehensive Plan Goal 4 Element: FOREST LANDS 
Summary: This goal defines forest lands and requires counties to inventory them and adopt policies 
and ordinances that will"conserve forest lands for forest uses." 

The proposed amendments only apply to resource lands related to development within Areas of 
Special Flood Hazard where a Floodplain Development Pemut is required or if development is 
occurring in an area of geologic hazard where a geotechnical investigation is required under TCLUO 
Section 4.130. These pernlitting requirements are existing requirements contained within the 
TCLUO. 

• Tillamook County Comprehensive Plan Goal 5 Element: NATURAL RESOURCES 
Summary: The purpose of Goal 5 is to protect natural resources, and conserve scenic and historic 
areas and open space. Goal 5 covers more than a dozen natural and cultural resources such as 
wildlife habitats and wetlands. It establishes a process for each resource to be inventoried and 
evaluated. If a resource or site is found to be significant, a local government has three policy choices: 
preserve the resource, allow proposed uses that conflict with it, or strike some sort of a balance 
between the resource and the uses that would conflict with it. 
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• Tillamook County Comprehensive Plan Goal6 Element: AlR, WATER AND LAND RESOURCES 
QUALITY 
Summary: This goal requires local comprehensive plans and implementing measures to be consistent 
with state and federal regulations on matters such as groundwater pollution and noise control in 
Tillamook County. 

The proposed amendments are not in conflict with any of the policies outlined in the Goal 5 and Goal 
6 elements. The proposed amendments will not result in the conversion of inventoried cultural or 
historical structures and uses non-conforming uses or structures. 

• Tillamook County Comprehensive Plan Goal 7 Element: HAZARDS 
Summary: Goal 7 deals with development in places subject to natural hazards such as floods or 
landslides. It requires that jurisdictions apply "appropriate safeguards" (floodplain zoning, for 
example) when planning for development there. In Tillamook County, the purpose of addressing 
hazards is not meant to restrict properties from development, but to institute policies concerning 
potential problems, so they can be considered before financial losses and possible injury which may 
be avoided by the application of the policies formulated in the Comprehensive Plan. 

Hazards identified in the Goal 7 Hazards element of the Tillamook County Comprehensive Plan 
include: ocean and stream flooding, groundwater, erosion and deposition, landslides, earthquakes, 
weak foundation soils, and "other unique local hazards". The proposed amendments and 
comprehensive plan policies updates are consistent with the guidelines and policies of Goal 7. 

The proposed amendments speak strongly to the policies contained within the Goal 7 element of the 
Tillamook County Comprehensive Plan. Specifically, the amendment efforts are largely focused on 
updating pennitting review processes for development in these inventoried areas of hazard throughout 
Tillamook County. 

• Tillamook County Comprehensive Plan Goal 8 Element: RECREATION 
Summary: This goal calls for each community to evaluate its areas and facilities for recreation and 
develop p lans to deal with the projected demand for them. It also sets forth detailed standards for 
expedited siting of destination resorts. In Tillamook County, the main issue surrounding recreation is 
that of quantity, location and orientation. This Goal element recognizes that the tourism sector of the 
County's economy is rapidly growing, and some feel tourism places too large a burden on local 
public facilities and services. 

Development of recreational facilities within Areas of Special Flood Hazard where a Floodplain 
Development Permit is currently required (TCLUO Section 3.530 Flood Hazard Overlay Zone), 
development of recreational facilities within the Beach and Dune Overlay Zone where a beach and 
dune hazard report are required (TCLUO Section 3.510 Beach and Dune Overlay Zone), and 
compliance with development standards where development occurring in an area of geologic hazard 
continue to apply. It is not anticipated that the proposed amendments will result in additional 
limitations or prohibitions for recreational opportunities. 

• Tillamook County Comprehensive Plan Goal9 Element: POPULATION AND ECONOMY 
Summary: Goal 9 calls for diversification and improvement of the economy. It asks communities to 
inventory commercial and industrial lands, project future needs for such lands, and plan and zone 
enough land to meet those needs. Projections in this Element of the Comprehensive Plan extend to 
year 2000. The importance of cottage industry, rural industry and light industry is recognized 
throughout this Element, stating that regulations be adopted to permit low-im}ract light 
manufacturing activity in suitable rural zones. 
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The Tillamook County Comprehensive Plan does not include updated population projections. The 
proposed amendments largely do not apply to lands zoned for industrial development and should not 
result in the prohibition of low-impact light manufacturing activities. The proposed amendments are 
not in conflict with policies related to long-range planning and zoning efforts to meet future needs of 
communities. 

• Tillamook County Comprehensive Plan Goal 1 0 Element: HOUSING 
Summary: This goal specifies that each city must plan for and accommodate needed housing types, 
such as multifamily and mamifactured housing. It requires each city to inventory its buildable 
residential lands, project future needs for such lands, and plan and zone enough buildable land to 
meet those needs. It also prohibits local plans from discriminating against needed housing types. This 
Goal element within the Tillamook County Comprehensive Plan focuses on the separation of housing 
needs and opportunities in both rural and urban areas. There is a strong tie to the Goal II: Public 
Facilities and Goali4: Urbanization elements of the Comprehensive Plan in this section. 

The proposed amendments do not prohibit or limit residential development and additional regulatory 
language has not been proposed that would further limit or impair existing residential development 
opportunities beyond the provisions contained within the Goal 18 element of the Tillamook County 
Comprehensive Plan. In recognition of Tillamook County's housing crisis and severe housing 
shortage, careful consideration has been made to ensure the proposed amendments do not conflict or 
create barriers to housing opportunities within unincorporated communities. 

• Tillamook County Comprehensive Plan Goal 11 Element: PUBLIC FACILITIES 
Summary: Goal II calls for efficient planning of public services such as sewers, water, law 
enforcement, and fire protection. The goal's central concept is that public services should to be 
planned in accordance with a community's needs and capacities rather than be forced to respond to 
development as it occurs. This Element of the Comprehensive Plan outlines types and levels of urban 
and rural facilities and services, with guidance to ensure timely, orderly and efficient arrangement of 
public facilities and services in Tillamook County. 

Continued planning to ensure adequate public services such as sewer, water, law enforcement and ftre 
protection is critical to the public health, welfare and safety of Tillamook County communities and its 
residents. In recognition of Tillamook County's continued growth and need for new development of 
public facilities, careful consideration has been made to ensure the proposed amendments do not 
prevent future development of public facilities within unincorporated communities. 

• Tillamook County Comprehensive Plan Goal1 2 Element: TRANSPORTATION 
Summary: The goal aims to provide "a safe, convenient and economic transportation system. 11 It asks 
for communities to address the needs of the "transportation disadvantaged. 11 Policies outlined in this 
Goal element of the Tillamook County Comprehensive Plan require the County to protect the 
function, operation and safety of existing and planned roadways as identified in the County's 
Transportation Plan, consider land use impacts on existing or planned transportation facilities in all 
land use decisions, plan for multi-modal networks, and coordinate transportation planning efforts 
with other jurisdictions to assure adequate connections to streets and transportation systems between 
incorporated and unincorporated areas. 

Future construction needs or opportunities for transportation facilities are not limited or compromised 
by the proposed amendments. 

I 
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• Tillamook County Comprehensive Plan Goal13 Element: ENERGY CONSERVATION 
Summary: Goal 13 declares that "land and uses developed on the land shall be managed and 
controlled so as to maximize the conservation of all forms of energy, based upon sound economic 
principles." Planning for energy conservation and opportunities to promote the installation of 
renewable energy systems are discussed in this Goal element of the Tillamook County Comprehensive 
Plan. 

Existing opportunities for renewable energy conservation systems and efforts to maximize 
conservation of existing energy facilities are not affected by the proposed amendments. 

• Tillamook County Comprehensive Plan Goal14 Element: URBANIZATION 
Summary: This goal requires cities to estimate future growth and needs for land and then plan and 
zone enough land to meet those needs. It calls for each city to establish an "urban growth boundary" 
(UGB) to "identifY and separate urbanizable land from rural land." It specifies seven factors that 
must be considered in drawing up a UGB. It also lists four criteria to be applied when undeveloped 
land within a UGB is to be converted to urban uses. This Goal element of the Tillamook County 
Comprehensive Plan focuses largely on development within unincorporated communities, public 
facility limitations to rural areas, and impacts of urban sprawl on resource lands. 

As stated in response to Goal 11 Comprehensive Plan policies, continued planning to ensure adequate 
public services such as sewer, water, law enforcement and flre protection is critical to the public 
health, welfare and safety of Tillamook County communities and its residents. 

The proposed comprehensive plan policies recognize the need for future expansion of urban uses 
in unincorporated communities. A Goal Exception is cunently required to expand a community 
growth boundary and criteria that consider impacts to adjacent resource activities on resource 
zoned prope1ties is built into existing review procedures. The policies related to expansion and 
relocation of urbanized areas must also demonstrate that a proposal does not result in urban 
sprawl on resource lands through existing already established land use review processes. 

• Tillamook County Comprehensive Plan Goal 16 Element: ESTUARINE RESOURCES 
Summary: This goal requires local governments to classifY Oregon's 22 major estuaries in four 
categories: natural, conservation, shallow-draft development, and deep-draft development. It then 
describes types of land uses and activities that are permissible in those "management units. " Five 
estuaries are inventoried and described in this element of the Tillamook County Comprehensive Plan, 
the Nehalem Estuary, Tillamook Estuary, Netarts Estuary, Sandlake Estuary and Nestucca Estuary. 

• Tillamook County Comprehensive Plan Goal17 Element: COASTAL SHORELANDS 
Summary: The goal defines a planning area bounded by the ocean beaches on the west and the coast 
highway (State Route 1 OJ) on the east. It specifies how certain types of land and resources there are 
to be managed: major marshes, for e.:-cample, are to be protected. Sites best suited for unique coastal 
land uses (port facilities, for example) are reserved for "water-dependent" or "water related" uses. 
Coastal Shorelands inventoried in Tillamook County as described in this element are Nehalem 
Estuary Shorelands, Tillamook Estuary Shorelands, Netarts Estuary Shorelands, Sandlake Estuary 
Shorelands, and Nestucca Estuary Shorelands. 

• Tillamook County Comprehensive Plan Goal 18 Element: BEACHES AND DUNES 
Summary: Goal 18 sets planning standards for development on various types of dunes. It prohibits 
residential development on beaches dnd active foredunes but allows some other types of developrhent 
if they meet key criteria. The goal dlso deals with dune grading, groundwater drawdown in d~mal 
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aquifers, and the breaching offoredunes. Several categories of dunes are described and discussed in 
this element of the Tillamook County Comprehensive Plan, and includes discussion about where 
residential, commercial and industrial uses are prohibited. Goal 18 Exception areas are also 
inventoried within this element which allow for residential, industrial and commercial uses in dune 
areas that would otherwise be prohibited. 

The proposed amendments are not in conflict with the goals and policies of the coastal elements and 
support Goal 18 policies related to where development is permitted to occur, promote maintenance and 
stabilization of dunes and add additional regulatory framework for dune management practices­
specifically habitat restoration projects. 

2. Tillamook County Land Use Ordinance, Article IX, Amendment Process 

A. Section 9.020: Map Amendment Procedure and Criteria 

1. Section 9.020(1): Map Amendment Notice Procedure: 

Findings: Notice of hearing for this request was completed in accordance with the 
provisions outlined in Article 10 of the TCLUO and included a PAP A notice to DLCD 
within the required 35 days prior to the first evidentiary hearing, Measure 56 notification 
mailed to property owners within the affected areas of the Beach and Dune Overlay 
Zone, as well as publication of hearings within the Headlight Herald in accordance with 
the procedures outlined in Article 10 of the TCLUO. Comments received are included as 
"Exhibit E" of this report. 

Tillamook County was required to provide Measure 56 Notice to all properties within the 
community boundaries of the 5 unincorporated boundaries as well as Cape Meares and 
Tierra Del Mar. An estimated 6,500 properties received a copy of the Measure 56 notice. 
Funds to cover mailing costs were secured through a DLCD grant. 

2. Section 9.020(2): Map Amendment Analysis: The Department shall prepare an analysis 
of the site and the surrounding area in the form of a map and report, considering the 
following factors: 

(a) Size, shape and orientation of the subject parcel. 
(b) Surrounding parcel sizes. 
(c) Topography, drainage, hazards, and other physical site characteristics. 
(d) Parcel ownership and current use. 
(e) Economic and population data for the affected area that may be contained in the 

Comprehensive Plan. 
(f) Traffic circulation. 
(g) Zoning history of the subj ect parcel. 
(h) Compatibility of the proposed new zone with the surrounding zoning and land uses. 
(i) Availability and feasibility for development of nearby properties in the proposed zone. 
U) Aesthetics. 
(k) Availability of public facilities and services. 
(1) Land use objectives of both the applicable and the proposed zoning. 

Findings: 1Tillamook County was required to provide Measure 56 Notice to all properties 
within the c~mmunity boundaries of the 5 unincorporated boundaries as well as Cape Meares 
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and Tierra Del Mar. An estimated 6,500 properties received a copy of the Measure 56 notice. 
Properties vary in size, shape, orientation and location within unincorporated Tillamook 
County. Topography, drainage, hazards and other physical site characteristics vary from 
property to property. Properties are designated for residential, commercial, industrial and 
resource uses, and zoning history of the potentially affected properties varies. 

As mentioned throughout this report, it is not the intent or purpose of the proposed 
amendments to require the relocation of or otherwise regulate existing development within 
the Beach and Dune Overlay Zone. 

The availability and feasibility for development of nearby properties remains unchanged. 
There is not adequate economic and population data for the affected areas. Traffic circulation 
is not affected by the adoption of the proposed amendments. Aesthetics are not substantially 
impacted as a result of the adoption of the proposed amendments. Availability of public 
facilities and services remains within these affected areas and does not compromise or limit 
future construction of needed utility infrastructure improvements. Land use objectives and 
purpose of the proposed amendments are discussed below in further detail: 

Beach and Dune Overlay Zone Updates (TCLUO Section 3.530) 

Type of dune classifications with accompanying policies contained within the Goal 18 
Beaches and Dunes element of the Tillamook County Comprehensive Plan and Tillamook 
County Land Use Ordinance determine what type of use and development activity is allowed 
on beaches and dunes, and what is required for development. 

The adopted beach and dune maps made pa11 of the Beach and Dune Overlay Zone and 
Tillamook County Comprehensive Plan are the USDA maps of Oregon's beaches and dunes 
produced in 1975. The 1975 maps were adopted by Tillamook Cotmty and are part of 
administration of the land use program for properties within the Beach and Dune Overlay 
Zone. 

Beach and dune environments are very dynamic. The Oregon Department of Geology and 
Mineral Industries (DOG AMI) recently completed a mapping project of Tillamook County's 
beaches and dunes. The Department of Community Development is proposing to adopt the 
new data produced by DOGAMI to update Tillamook County's Beach and Dune Overlay 
Zone and associated maps and policies. The goal of these efforts will result in new data, 
mapping and ordinance language to ensure future development protects coastal resources and 
lessens impacts to properties and communities from coastal hazards. 

Included with this process are proposed updates to subsections of Section 3.530 that outline 
the required information to be contained within a beach and dune hazard report also known 
as a geotechnical investigation report for new development activities on properties within the 
Beach and Dune Overlay Zone. These reports are currently required for development of a 
property and must be reviewed by Community Development in conjunction with zoning and 
building permits or prior to the submittal of zoning and building permits. The proposed 
updates include additional standards or investigative findings a geotechnical professional is 
required to address when completing a hazard report for future development of a property. 

It should be noted that proposed ordinance language includes a limitation on the number of 
years a hazard report is valid if riot yet submitted to the Department for review in conjunctiol) 
with a new development proposal. Proposed language limits validity of a hazard report for 
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up to 5 years. What this means is that if you have not yet developed your property but 
already have a hazard rep01t for future development, you will want to make sure the hazard 
report was completed by a geotechnical professional within five years of the date of submittal 
of the report to the Department for review. 

Other updates associated with development where a hazard report is required include a 
proposal to require the geotechnical professional to provide certification in writing that the 
development as constructed meets the recommendations and standards outlined in the report 
and that this certification be required prior to a final inspection or issuance of a cettificate of 
occupancy by the Building Official and for dune areas that foredune stabilization measures 
have been implemented. 

TCLUO Section 4.130: Development Requirements for Geologic Hazard Areas 

It is important to understand that this section of the Tillamook County Land Use Ordinance is 
not a zoning district or an overlay zoning district, and therefore does not determine what uses 
are permitted on a property. This section of the Tillamook County Land Use Ordinance 
contains additional development standards that must be met when developing a property in a 
geologic hazard area. Allowable "use" of the property has already been determined by the 
underlying zone or an overlay zone. 

As with updating mapping for Tillamook County's beaches and dunes, one of the significant 
updates to Section 4.130 of the Tillamook County Land Use Ordinance is to include new 
maps and data for administration of the requirements of this section. 

Existing maps identifying areas of geologic hazard in Tillamook County include 1974 and 
1979 DOGAMI bulletins as well as the 1964 USDA Soil Conservation Service soil survey 
maps. The Department of Community Development is proposing to adopt current landside 
map (SLIDO maps) and data produced by DOGAMI to better identify areas of geologic 
hazard. 

Updates to this section of the Tillamook County Land Use Ordinance also include updating 
report requirements and investigation information contained within a geologic hazard report 
for development of a property located in an area of geologic hazard. These reports are 
currently required for development of properties within geologic hazard areas and must be 
reviewed by Community Development in conjunction with zoning and building permits or 
prior to the submittal of zoning and building permits for development of a property. The 
proposed updates reflect what a geotechnical professional is required to address when 
completing one of these reports for development of properties within areas of geologic 
hazard. 

It should be noted that proposed ordinance language includes a limitation on the number of 
years a geologic hazard report is valid if not yet submitted to the Department for review in 
conjunction with a new development proposal. Proposed language limits validity of a 
geologic hazard report for up to 5 years. What this means is that if you have not yet 
developed your property but already have a prepared geologic hazard report for future 
development, you will want to make sure the report was completed by a geotechnical 
professional within five years of the date of submittal of the report to the Department for 
revtew. 
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Updates also include a proposal to require the geotechnical professional to provide 
certification in writing that the development as constructed meets the recommendations and 
standards outlined in the report and that this certification be required prior to a final 
inspection or issuance of a certificate of occupancy by the Building Official. 

Flood Hazard Overlay Zone Updates (TCLUO Section 3.510) 

Tillamook County completed a series of updates and amendments to the Flood Hazard 
Overlay Zone in 2018 that included adoption of new FEMA Flood Insurance Rate Maps 
(FIRMS). These updates were required by FEMA for program consistency with the FEMA 
Code of Federal Regulations for development of properties within Areas of Special Flood 
Hazard (regulated flood zones) as part of our obligation as a participating community in the 
National Flood Insurance Program (NFIP). 

New proposed amendments to the Flood Hazard Overlay Zone section of the Tillamook 
County Land Use Ordinance consist of a series of updates and housekeeping tasks required 
by FEMA. The updates include addition of definitions or refinement of existing definitions, 
clarification to development and construction code requirements, and addition of several 
sections at the end of the ordinance related to administration and enforcement. All updates 
proposed are required by FEMA and must be adopted to remain in good standing with the 
National Flood Insurance Program. 

There are no map changes to the adopted 2018 FEMA FIRMs proposed or made part of this 
update process. The criteria for which a decision is made to approve a Floodplain 
Development Pennit remain the same. 

3. Section 9.020(3): Map Amendment Criteria: 

(a) Tlze proposed new zone is consistent with applicable Comprehensive Plan policies. 
(b) The proposed new zone shall not result in the conversion of resource lands to non­
resource use without an approved exception to applicable state resource protection 
Goals. 
(c) The site under consideration is better suited to the purposes of the proposed zone 
than it is to the purposes of the existing zone. 
(d) Development anticipated to result from the proposed zone shall not impair the 
actual or the legally designated uses of surrounding properties. 
(e) The amendment must conform to Section 9. 040 Transportations Planning Rule 
Compliance. 

Findings: As stated previously, the proposed amendments are not in conflict with the 
applicable Comprehensive Plan policies and are consistent with the purpose and policies 
outlined in the Goal 7 Hazards Element and Goal 18 Beaches and Dunes Element of the 
Tillamook County Comprehensive Plan. The proposed comprehensive plan/zone map 
amendments will not result in the conversion of resource lands to non-resource lands. Future 
development of properties affected by these proposed amendments will be subject to the 
development standards and requirements outlined in TCLUO Section 3.530: Beach and Dune 
Overlay Zone, TCLUO Section 3.510: Flood Hazard Overlay Zone and TCLUO Section 
4.130: Development Requirements for Geologic Hazard Areas. All of these sections and 
overlay zones currently exist, and the purpose of tl:tis long-range planning effort is to update 
these sections of the TCLUO as previously described. 
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The Beach and Dune Overlay Zone is not an underlying zone and does not adjust existing 
boundaries of existing underlying zones. Development anticipated to result from the 
proposed amendments shall not impair the actual or legally designated uses of 
surrounding properties outside of the Beach and Dune Overlay Zone. The proposed 
amendments do not conflict with Transp01tation Planning Rule Compliance. 

B. Section 9.030: Text Amendment Procedure 

If County initiated, Article 9 requires the Department to prepare an analysis of the proposed 
amendments addressing such issues as the intent of the applicable Comprehensive Plan policies; 
the intent of the provisions being amended; the effect on the land use patterns in the County; the 
effect on the productivity of resource lands in the County; administration and enforcement; and 
the benefits or costs to Departmental resources resulting from the proposed amendment. 

Staff finds as follows: 

• The purpose of the proposed amendments is to increase the resilience of conununities by 
updating maps, standards, requirements, incentives, and other measures to be applied in 
the review and authorization of land use and development activities in areas subject 
geologic and flood hazards. 

• Analysis of the proposed amendments in relation to existing Comprehensive Plan policies 
has been addressed previously in this report. 

• The proposed amendments do impair legally designated uses pennitted outright or 
conditionally in the established underlying zones. 

• The Department does not anticipate a significant impact on County administration or 
enforcement of development of properties in relation to the proposed amendments. A fee 
structure already exists for required land use, zoning and building pennit application(s) 
which will continue to apply to development requests of properties located within areas 
subject to the provisions ofTCLUO Section 3.530; TCLUO Section 3.510 and TCLUO 
Section 4.130. 

EXHIBITS: 

Exhibit A: 
Exhibit B: 
Exhibit C: 

Exhibit D: 
Exhibit E: 
Exhibit F: 

Proposed Amendments to TCLUO Section 3.530: Beach and Dune Overlay Zone 
Proposed Amendments to TCLUO Section 3.510: Flood Hazard Overlay Zone 
Proposed Amendments to TCLUO Section 4.130: Development Requirements for 
Geologic Hazard Areas 
FAQ Guide 
Measure 56 Notice 
Public Comment 

*Due to the size, the DOGAMI Open File Reports and Comprehensive Plan Goal Elements 7 and 
18 can be reviewed here: https://www.co.tillamook.or.us/commdev/pro ject/85 1-21-000440-
plng85 1-21-000441 -plng85 1-2 1-000442-plng 
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SECTION 3.530: BEACH AND DUNE OVERLAY ZONE (BD) 

(1) PURPOSE: The purpose of the Beach and Dune Overlay Zone is to establish criteria and 

performance standards to direct and manage development and other activities in beach 

and dune areas in a manner that: 

(a) Conserves, protects and, where appropriate, restores the resources and benefits 

of coastal beach and dune areas; 

(b) Reduces the ri sks to life and property from natural and man-induced actions on 

these inherently dynamic landforms; and 

(c) Ensures that the siting and design of development in beach and dune areas is 

consistent with Statewide Planning Goals 7 and 18, and the Hazard s Element and 

Beaches and Dunes Element of the Till amook County Comprehensive Plan. 

It is recogni zed that r isk is ever present in identified beach and dune hazard areas. The 

provisions and requirements of this section are intended t o provide for identificat ion 

and assessment of risk from beach and dune natura l hazards, and to establish st andards 

that limit overall risk to the community fr om identified hazards to a level acceptable to 

the community. However, it must be recogniz ed that all development in identified 

hazard areas is subject to increased levels of r isk, z:nd tho;t t hese risks must be 

acknow ledged and accept ed by present and future property owners who proceed with 

development in these areas. 

(2) AREAS INCLUDED: All beach and dune areas cat egorized in the t able below and as 

identified in Open File Report 0 -20-04, Temporal and Spatial Cha nges in Coastal 

Morphology, Til lamook County, Oregon by the Oregon Department of Geology and 

Mineral Industries (DOGAMI) are subject to the provisions of thi s section. Beach and 

dune landforms are identified and mapped in thi s DOGAMI report. The following table 

provides a crosswa lk between the categories mapped in 0 -20-04 and the categories 

subject t o the provisions of thi s Section 3.530 and the Beaches and Dunes Element of 

the Till amook County Comprehensive Plan. 

DOGAMIInventory Goal18, DLCD Classification Mapping Code 

Classification 

Beach Beach B 

Active Foredune Foredune, Active FDA 

Active Dune Hummocks Hummocks, Active H 

Recently Stabilized Foredune Foredune, Conditionally Stable FD 
l 

I 

• 
" 
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Du ne Complex Dune Complex DC 

Younger St abilized Dunes Dune, Younger Stabilized DS 

Older Stabi lized Dunes Dune, Older Stabilized ODS 

Open Dune Sand Dune, Active/Dune, Parabolic OS 

Open Dune Sand Dune, Conditiona lly Stable osc 
Conditionally Stable 

Active Inland Dune Dune, Active AI D 

Wet Interdune Interdune w 
Wet Deflation Plain Deflation Plain WDP 

{3) PERMITIED USES: Within the Beach and Dune Overlay Zone, all uses permitted pursuant 

t o the provisions of the underlying zone may be permitted, subject to the additiona l 

requirements and limitations of this section. 

{4) HABITAT RESTORATION & ENHANCEMENT: Permits for the enhancement or restoration 

of beach and dune landforms for the purposes of wi ldlife and plant habitat are 

permitted in the Beach and Dune Overlay Zone subject to the following requirements: 

{a) Any proposed vegetation removal will be the minimum extent necessary to carry 

out the purpose of the habitat restoration or enhancement project. 

{b) Must demonstrate compl iance with the requirements of the Flood Hazard 

Overlay Zone, if applicable. 

{c) Must be t ied to an existing conservation plan, wildlife st rategy, Endangered 

Species Act requirement, or ot her applicable document. 

{d) The permit app licat ion must include a clear plan for what activities will be 

carried out, the timing of the activities, and include: 

{A) Temporary and permanent stabilization programs, sand contouring, and 

the planned maintenance of new and existing vegetation over at least a five-year period 

from completion of work; 

{B) Methods for protecting the surrounding area from any adverse effects of 

the restoration or enhancement activities; and 

{C) Minimize to insignificant levels hazards to life, public and private 

property, and the natural environment which may be caused by the proposed activit ies . 
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(e) Application, review, decisions, and appeals for permits for habitat restoration or 

enhancement shall be a Type I procedure in accordance with Article 10. 

{5) DUNE AREA DEVELOPMENT PERMIT: 

(a) Except for activities identified in subsection {5)(b) as exempt, any new 

development, new construction, substantia l improvement, shoreline alteration 

(including activities outside of OPRD's jurisdiction ) or grading activity in an area 

subject to the provisions of this section shal l require a Dune Area Development 

Permit. The Dune Area Development Permit may be applied for prior to or in 

conjunction with a building permit, grading permit, or any other permit or land 

use approval required by Tillamook County. 

(b) The following activities are exempt from the requirement for a Dune Area 
Development Permit: 

(A) Maintenance, repair, or alterations to existing structures that do not 

alter the building footprint or foundation and do not constitute 

substantial improvement as defined in Article 11; 

(B) Exploratory excavations under the direction of a certified engineering 

geologist or registered geotechnical engineer; 

(C) Construction of structures for which a building permit is not required; 

(D) Yard area vegetation maintenance; 

(E) Forest operations subject to regulation under ORS 527 (the Oregon 

Forest Practices Act); 

{F) Maintenance and reconstruction of public and private roads, streets, 

parking lots, driveways, and utility lines, provided the work does not 

extend outs ide the existing right-of-way boundary; 

{G) Maintenance and repair of util ity lines, and the installation of individual 

utility service connections; 

(H) Emergency response activities intended to reduce or eliminate an 

immediate danger to life, property, or flood or fire hazard; 

{I) Restoration, repair or replacement of a lawfully established structure 

damaged or destroyed by fire or other casualty in accordance with 

' 1 
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subsection (15} of this section; 

(J} Beachfront protective structures subject on ly t o regulation by the Oregon 

Parks and Recreation Department under OAR Chapter 736, division 20; 

(K} Remedial sand grading authorized by a Remedia l Sand Grading Permit 

issued pursuant to subsection (11} of this section; and 

(L} Foredune grading authorized by a Foredune Grading Permit issued 

pursuant to subsection (12} of this section. 

(d) Application, review, decisions, and appeals for Dune Area Development Permits 
shall be a Type I procedure in accorda nce with Articl e 10. 

(e) In addition to a complet ed applicati on as prescribed in Article 10, an appl ication 

for a Dune Area Development Permit shal l include the following: 

(A} A site plan that illustrates areas of disturbance, ground t opography 

(contours}, roads and driveways, an outline of wooded or natural ly 

vegetated areas, watercourses, erosion cont rol measures, and trees w ith 

a diamet er of at least 8-inches dbh (diameter breast height} proposed for 

removal; 

(B) An estimate of depths and the ext ent of al l proposed excava tion and fill 

work; 

(C} Identification of the coastal erosion hazard zone for the parcel or lot 

upon which development is to occur; 

(D) Identification of all natural hazards potentia lly present and estimated sea 

level rise expected for the parcel or lot upon which development is t o 

occur. 

(E) A Geologic Report prepa red by a qualified geoprofessional (as defined in 

Article 11} which meets the content requirements of subsection (6); and 

(F) If engineering remediation is required to make the site suitable for the 

proposed development, an engineering report, prepared by a registered 

civil engineer (with experi ence relating to coastal processes}, 

geotechnical engineer, or certified engineering geologist which provides 

design and construction specifications for the required remediat ion . 
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(f) A decision to approve a Dune Area Development Permit shall be based upon 

findings of compliance with the following standards: 

(A) The proposed development complies with the applicable requirements 

and standards of subsections (7), (8), (9) and {10} of this section; 

(B) Any proposed foredune grading for site preparation cannot go below the 

Base Flood Elevation plus four feet; must be the minimum area necessary 

for the construction of a structure; must include plans for temporary and 

permanent stabili zation of the site, including a re-vegetation plan of 

exposed sand areas; and must conform with the requirements of 

subsection {ll){b) of this section. Additionally, all graded sand must 

remain in the beach-foredune system; 

(C) The Geologic Report conforms to the standards for such reports set forth 

in subsection (6) of this section; and 

(D) The development plans for the application conform, or can be made to 

conform, with al l recommendati ons and specifications contained in the 

Geologic Report. 

(g) In approving a Dune Area Development Permit, the decision maker may impose 

any conditions which are necessary to ensure compliance with the provisions of 

this section or with any ot her applicable provisions of the Tillamook County Land 

Use Ordinance. 

(h) In the event the decision maker determines that additional review of the 

Geologic Report by a qualified geoprofessional is necessary to determine 

compliance with thi s section, Tillamook County may reta in the services of such a 

professional for this purpose. The applicant shall be responsible for all costs 

associated w it h the addit iona l review. The results of that eva luation shall be 

considered in deciding on the Dune Area Development Permit. 

(6) GEOLOGIC REPORT (Engineering Geologic Report and Geotechnical Engineering Report) 

STANDARDS 

(a) For the purposes of Section 3.530, a Geologic Report refers to both engineering 

geologic reports and geotechnical engineering reports . 

(b) Geologic Reports required by this section shall be prepared consistent with 

standard geologic practices employing generally accepted scientific and 
\ 
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engineering principl es, and shall, at a min imum, conta in the applicable 

provisi ons outlined in the Oregon State Board of Geologist Examiners publication 

"Guidelines for the Preparation of Engineering Geologic Reports", 2 nd Edition, 

5/30/2014 or other published best practice guidelines for engi neering geologic 

or geotechnical engineering reports, consistent with current scienti f ic and 

engineering princip les. Reports shall ref erence the publ ished guideli nes upon 

which they are based. 

(c) Geologic Reports required by this section shall include the following from the 

preparer(s) of the report: 

(A) A statement that all the applicable content requirements of t his 

subsection have been addressed or are not applicable to the review. An 

explanat ion must be accompanied with any requirement identified as not 

applicable; 

(B) A description of the qual ifications of the professiona l(s) t hat prepared t he 

report; and 

(C) A statement by the preparer(s) that they have the appropriate 

qualifications t o have completed the report and all its contents. 

(d) All Geologic Reports are va lid for purposes of meeting the requirements of t his 

secti on for a period of five (5) years from the date of preparation . Such reports 

are va lid on ly for the development plan addressed in the report. Ti lla mook 

County assumes no responsibility for the qual ity or accuracy of such reports. 

Within that five-year period, the Planning Director can require at t heir discret ion 

an addendum by a certified geoprofessional cer tifying that site conditions have 

not changed from the original report. If si t e conditions have changed, a new 

Geologic Report wil l be required. 

(e) For development activiti es that are subject both t o this section and Section 

4.130: Development Requirements f or Geologic Hazard Areas, one complet e 

Geologic Report can be used for meeting the requ irements of both sections. 

(f) In addition t o the requirements set forth in subsections (b) and (c) , Geologic 

Reports for lots or parcels abutting the ocean shore shall, to the extent 

appl icabl e and based on best available information, include the following 

information, ana lyses, and recommendat ions: 

(A) Site description: 

.. 
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(i) The history of the site and surrounding areas, such as previous 

riprap or dune grading permits, erosion events, exposed trees on 

the beach, or other relevant local knowledge of the site. 

(ii) Topography, including elevations and slopes on the property 

itself. 

(iii) Vegetation cover. 

(iv) Subsurface materials- the nature of the rocks and soils. 

(v) Conditions of the seaward front of the property, particularly for 

sites having a sea cliff. 

(vi) Presence of drift logs or other flotsam on or within the property. 

(vii) Description of streams or other drainage that might influence 

erosion or locally reduce the level of the beach. 

(viii) Proximity of nearby headlands or jetties which might block t he 

longshore movement of beach sed iments, thereby affecting th e 

level of the beach in front of the property. 

(ix) Description of any shore protection structures that may exist on 

the property or on nearby properties. 

(x) Presence of pathways or stairs from the property to the beach. 

(xi) Existing human impacts on the site, particularly that might alter 

the resistance to wave attack. 

(xii) Location and condition of nearby beach access sites. 

(B) Description of the fronting beach: 

(i) Average widths of the beach during the summer and winter. 

(ii) Median grain size of beach sediment. 

(iii) Average beach slopes during the summer and w inter. 

(iv) Elevations above mean sea level of the beach at the seaward edge 

of the property during summer and winter. 
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(v) Presence of rip currents and rip embayments that can locally 

reduce the elevation of the fronting beach. 

(vi) Presence of rock outcrops and sea stacks, both offshore or within 

the beach zone. 

(vii) Information regarding the depth of beach sand down to bedrock 

at the seaward edge of the property. 

(C) Analyses of Erosion and Flooding Potential: 

(i) Analysis of DOGAMI beach monitoring data for the site or nearby 

area (if available). 

(ii) Analysis of human activities affecting shoreline erosion. 

(iii) Analysis of possible mass wasting, including weathering 

processes, land sliding or slumping. 

(iv) Calculation of wave run-up beyond mean water elevation that 

might result in erosion of the sea cliff or foredune (see Stockdon, 

1996). 

(v) Evaluation of frequency that erosion-inducing processes could 

occur, considering the most extreme potential conditions of 

unusually high-water levels together with severe storm wave 

energy. 

(vii) For dune-backed shoreline, use established geometric model to 

assess the potential distance of property erosion and compare the 

results with direct evidence obtained during site visit, aerial photo 

analysis, or analysis of DOGAMI beach monitoring data. 

(viii) Description of expected local sea level rise over the next 50 years 

and impacts of that sea level change on the site, including during 

severe storm conditions. 

(D) Assessment of potential reactions to erosion episodes: 

(i) Determination of eligibility for beachfront protective structures as 

prescribed in subsection (13). 
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(ii) Assessment of potential reactions to erosion events, under 

climate change conditions, addressing the need for future erosion 

control measures, building relocation, or building foundation and 

utility repairs . 

(g) Geologic Reports for land divisions as deemed needed by the Director and for 

development requiring building permits, except for activities listed as exempt in 

subsection (S)(b), shall also include the following recommendations: 

(A) Use results from the above analyses to establish setbacks (beyond any 

minimums set by this section), building techniques, or other mitigation to 

ensure an acceptable level of safety and compliance with all local 

requirements . 

(B) Recommend a foundation design, or designs, that render the proposed 

structures readily moveable. 

(C) Recommend a plan for preservation of vegetation and existing grade 

within the setback area, if appropriate. 

(D) Include a consideration of a local variance process to reduce the building 

setback on the side of the property opposite the ocean, if this reduction 

helps t o lessen t he risk of erosion, flooding, bluff failure or other hazard. 

(E) Recommend methods to control and direct water drainage away from 

the ocean (e.g., to an approved storm water system), or if not possible, to 

direct water in such a way so as to not cause erosion or visual impacts. 

(h) Erosion Control Measures: All uses subject to a Dune Area Development Permit 

and Geologic Report shall address the following erosion control measure 

requirements, designed by a qualified geoprofessional within the Geologic 

Report : 

(A) Stripping of vegetation, grading, or other soi l disturbance shall be done in 

a manner which will minimize soi l erosion, stabilize the soi l as quickly as 

practicable, and expose the smallest practical area at any one time during 

construction; 

(B) Development plans shall minimize cut or fill operations so as to prevent 

off-site impacts; 
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(C) Temporary vegetation and/or mulching shall be used t o protect exposed 

critical areas during development; 

(D) Permanent plantings and any required structural erosion control and 

drainage measures sha ll be installed as soon as practical; 

(E) Provisions sha ll be made to effectively accommodate increased runoff 

caused by altered soil and surface conditions during and after 

development. The rate of surface water runoff sha ll be structurally 

retarded where necessary; 

(F) Provisions sha ll be made to prevent surface water from damaging the cut 

face of excavations or the sloping surface of fills by installation of 

temporary or permanent drainage across or above such areas, or by 

other suitable stabilization measures such as mulching, seeding, planting, 

or armoring with rolled erosion control products, stone, or other similar 

methods; 

(G) Al l drainage provisions shall be designed to adequately carry existing and 

potentia l surface runoff from the twenty-year frequency storm to 

suitable drainageways such as storm drains, natural watercourses, or 

drainage swales. In no case sha ll runoff be directed in such a way that it 

significantly decreases the stability of known landslides or areas 

identified as unstable slopes prone to earth movement, either by erosion 

or increase of groundwater pressure; 

(H) Where drainage swales are used to divert surface waters, they shall be 

vegetated or protected as necessary to prevent off site erosion and 

sediment transport; 

(I) Erosion and sediment control devices sha ll be required where necessary 

to prevent polluting discharges from occurring. Control devices and 

measures which may be required include, but are not limited to: 

(i) Energy absorbing devices to reduce runoff water velocity; 

(ii) Sedimentation controls such as sediment or debris basins. Any 

trapped materials shall be removed to an approved disposal site 

on an approved schedule; 

' 
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(iii) Dispersal of water runoff from developed areas over large 

undisturbed areas. 

(J) Disposed spoil material or stockpiled topsoil shall be prevented from 

eroding into streams or drainageways by applying mulch or other 

protective covering; or by location at a sufficient distance from streams 

or drainageways; or by other sediment reduction measures; and 

(K) Such non-erosion pollution associated w ith construction such as 

pesticides, fertilizers, petrochemicals, solid wastes, construction 

chemicals, or wastewaters shall be prevented from leaving the 

construction site through proper handling, disposal, site monitoring and 

clean-up activities. 

(i) The Geologic Report sha ll include the required elements of this section and one 

of the following: 

(A) A statement from a certified geoprofessional that the use and/or activity 

can be accomplished without measures t o mitigate or control the risk of 

geologic or flood hazard to the subject property resu lt ing f rom the 

proposed use and/or activity; 

(B) A statement from a certified geoprofessional t hat there is an elevated 

risk posed to the subject property by geologic or flood hazards that 

requires mitigation measures in order for the use and/or activity to be 

undertaken safely sited on the property; or 

(7) ADDITIONAL DEVELOPMENT LIMITATIONS IN DUNE HAZARD AREAS: In addition to the 

conditions, requirements, and limitations imposed by any required Geologic Report, all 

development subject to a Dune Area Development Permit shall conform to the following 

requirements: 

(a) Construction of residential, commercial, or industrial buildings is prohibited on 

beaches, active foredunes, other foredunes that are conditionally stable and 

subj ect to ocean undercutting or wave overtopping, interdune areas (deflation 

plains) that are subject to ocean flooding, and within an area identified by FEMA 

FIRM maps to be subject to ocean flooding , except on lands that are subject to 

an approved exception to Goal18, Implementation Requirement 2, as set forth 

in Section 6.1 of the Beaches and Dunes Element of the Tillamook County 

Comprehensive Plan. 
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{b) Other development in these beach and dune areas shall be permitted only if 

adequate findings are provided to the County which demonstrate that the 

proposed development is adequately protected from any geologic hazards, wind 

erosion, undercutting, ocean flooding and storm waves; and is designed to 

minimize adverse environmental effects. In addition, findings shall be provided 

to address the following: 

(A) The type of use proposed and the adverse effects it might have on the 

site and adjacent areas; 

(B) Temporary and permanent stabilization programs and the planned 

maintenance of new and existing vegetation; 

(C) Methods for protecting the surrounding area from any adverse effects of 

the development; and 

(D) Hazards to life, public and private property, and the natural environment 

that may be caused by the proposed use. 

(d) Safest site requirement: All new construction or substantial improvements shall 

be located within the area most suitable for development based on the least 

exposure to risk from coastal hazards as determined by a qualified 

geoprofessional as part of a Geologic Report prepared in accordance with 

subsection (6). Notwithstanding the provisions of the underlying zone, as 

necessary to comply with this requirement any required yard or setback except 

for the Oceanfront Setback outlined in subsection {8) may be reduced by 10 

feet or up to 50%, whichever is greater. 

(e) Building heights shall be measured from the existing (pre-construction) grade. 

Only in Foredune Management Areas shall additional fill be allowed on an 

oceanfront lot to achieve the required four feet plus Base Flood Elevation, 

consistent with the provisions of Section 3.510: Flood Hazard Overlay Zone. In 

this instance, building height shall be measured on the foredune grade from 

four feet plus Base Flood Elevation. 

(f) Accessory structures and on-site sewage disposal systems, which the 

Department determines are consistent with the purpose of this zone, may be 

permitted oceanward of the Oceanfront Setback Line, subject to the standards 

of this section and the following provisions: 
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(A) The loca tion of accessory structures and on-site sewage disposal 

systems will be determined in each case based on si t e-specific 

information provided by a Geologic Report, prepared in accordance with 

subsection (6) . 

(B) Any accessory structure higher than three f eet as measured from 

existing grade will be subject to the variance procedure and criteri a set 

forth in Arti cle 8 of the Tillamook County Land Use Ordinance. 

(C) Accessory structu res 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: 

(i) The primary structure on the subject property is an authorized 

residentia l, commercial, or industrial structure in existence as of 

October 28, 1992; 

(i i) The accessory structure is required for repair of an existing 

disposal system, and there is no viabl e alternative system or 

location landward of the primary structure; and 

(iii) The owner of the su bject property submits an affidavit to the 

Department acknowledging t hat 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 responsi bility for notifying any purchaser 

of this condition prior to sa le of the property. 

(g) Beach Access: 

(A) Non-structura l, low-impact pedestrian footpaths to the beach, not to 

exceed fou r-feet in width, shall be permitted in all dune areas, except 

where restricted in Foredune Management Areas. 

(B) Boardwalks and other structural pathways are subject to the 

requi rements of 7(b) above. 

(C) Off-road recreat ional vehicle use in dune areas shall be permitted in 

Sand Lake Recreationa l Area. Motor vehicles registered to operate on 

public highways and roads shall be allowed to travel on beaches where 

posted by the Oregon Parks and Recreation Department (ORS 390.678) . 
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Operation of motor vehicles at other beach locations w ill requ ire a 

permit from the Oregon Parks and Recreation Department . 

(D) In Foredune Management Areas, where heavy use of publ ic easements 

or rights of way destabilizes dune areas on adjoining privat e property, 

signs may be placed at landward entra nce poi nt s t o encourage the use 

of alternat ive public access points. Signs shall be subject to review by 

the Foredune Management Authority, Tillamook County, and the 

Oregon Parks and Recreation Department. 

(h) Land Grading Pract ices: No excavations for residential and commercial site 

development shall be done earlier than thirt y (30) days prior to the start of 

construction . Following the completion of major construction, excavated areas 

sha ll be stabi lized. At a minimum, the site shal l be stabil ized w ithin nine (9) 

months of construction completi on. 

(8) OCEANFRONT SETBACKS: As used in t his section, "vegetat ion line" means the ocean 

shore state recreation area boundary as described in ORS 390.770 or t he line of 

established upland shore vegetation, whichever is farther inland. In areas subject to the 

provisions of this section, all development, except for activities listed as exempt in 

subsection (S)(b), shall be set back from the vegetation line t he greater of: 

(a) A distance speci fied in a required Geologic Report if it is more restrictive t han 

the Oceanfront Setback Line; or 

(b) A distance estab lished through calculation of an Oceanfront Setback Line (OSL) 

as follows: 

(A) On a lot or parcel where there are exist ing bui ldings located within 300 

feet of the boundaries of subject lot or parcel on both t he north and t he 

south, the OSL is a line drawn between the nearest building to the north 

and the nearest building to the south. The line shall be drawn between 

the most oceanward points of the two bui lding footpr ints closest to t he 

vegetation line. 

(B) On a lot or parcel where there are build ings within 300 feet of the 

boundaries of the subject lot or parcel on one side only (north or sout h), 

the OSL is the average distance from the vegetation line of al l such 

buildings. The measurement for ca lcul ating t he average shal l be made 

from the most oceanward point of the building footprints closest to the 
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vegetation line. 

(C) On a lot or parcel where there are no buildings within 300 feet north or 

south of the boundari es of the subject lot or parcel, the OSL is the 

average distance from the vegetation line of the nearest two buildings. 

The measurement for calculating the average shall be made from the 

most oceanward point of the building footprints closest to the vegetation 

line. 

(D) For purposes of calculating the OSL, "building" means a lawfully 

established, permanent residential, commercial, public, or industrial 

structure within 500 feet of the vegetation line and located on a lot or 

parcel that abuts the vegetation line. It does not include detached 

accessory structures. 

(E) For purposes of cal culating the OSL, "closest point of a building" means 

the point on an exterior wall of a building that is closest to the vegetation 

line. It does not include decks, second story decks, other structural 

improvements above finished grade, unroofed porches or landings, 

walkways, or bu ilding projections such as corn ices, eaves, canopies, 

sunshades, gutters, or chimney chases. 

(c) In no case may any structure or other development be permitted west of the 

statutory vegetation line or line of actual vegetation, whichever is more 

landward, except as authorized by the Oregon Department of Parks and 

Recreation in accordance with OAR Chapter 736, division 20. 

(e) On lot s or parcel s created pri or t o the effective date of this section, where the 

application of the mini mum oceanfront setback, together with any other 

required yards and/or setbacks, results in a building footprint area of less than 

1,500 square feet, the required yard setback opposite the oceanfront may be 

reduced as follows: 

(A) The required yard setback opposite the oceanfront may be reduced by an 

amount necessary t o provide a building footprint of not more than 1,500 

square feet, or to a minimum of 10 feet, whichever is less. 

(B) If the reduction in setback permitted in subsection (A) results in a 

permissible building footprint of less than 1,500 square feet, the 
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oceanfront setback may be reduced by an amount necessary to provide a 

building footprint of not more than 1,500 square feet. 

(f) 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 Geologic Report 

submitted pursuant to Section 3.530(6) or other information available to the 

Department. In making this determination, the Geologic Report and the Director 

shall consider evidence of recent and future 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. 

(9) FOREDUNE BREACHING: When permitted, foredune breaching and restoration shall be 

conducted in a manner consistent with sound principles of conservation. Such breaching 

may be permitted only: 

(a) 

(b) 

(c) 

To replenish sand supply in interdune areas; 

On a temporary basis in an emergency, such as for fire control, hazard removal 

or clean up, draining farmlands, or alleviating flood hazards; or 

For other purposes only upon adoption of an exception to Statewide Planning 

Goal18. 

(10) GROUNDWATER REQUIREMENTS: Applications for development which will utilize 

groundwater resources shall provide a hydrologic analysis which demonstrates that 

groundwater withdrawal will not: 

(a) lead to the loss of stabilizing vegetation; 

{b) lead to a deterioration of water quality; and 

(c) Result in the intrusion of salt water into water supplies. 
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(11) REMEDIAL SAN D GRADING: As used in t his section "remedial sa nd grading" 

means the removal of accumulated sand which poses an immediate threat of damage or 

is preventing access to a structure. Remedial sand grading does not alter the crest of the 

foredune. Before remedial sand grading activities can occur, an approved Remedial Sand 

Grading Permit from Tillamook County is required. Application, review, and decisions for 

Remedial Sand Grading Permits shall be a Type I procedure in accordance with Articl e 

10. 

(a) Remedial sand grading can be conducted on an individual lot or parcel on an as­

needed basis and may be permitted in all areas subject to the BD Overlay Zone 

with or without a foredune management plan. Remedial sand removal may 

include: 

(A) Clearing of sand which poses an immediate threat of inundation to 

houses, commercia l or industrial bu ild ings, beach access points, or 

infrastructure such as streets and utility lines, or w hich is preventing 

access to a structure; 

(B) Excavation necessary for the purpose of placing a beachfront protective 

structure; 

(C) Minor reshaping of the forward porti on of the foredune necessary to 

provide an even slope for planti ng st~ibi li zi ng vegetation. 

(b) All remedial sand grading shall be cond ucted in compliance w ith the following 

standards: 

(A) Rear yard (Rear yard is the yard seaward of the structure): Sand may be 

removed to the level of the top sill of the foundation up to 40 feet from 

the building, provided the foredune crest is not altered. From the 20-foot 

line, where applicable, all grading shall slope upward to the crest of the 

dune at a ratio of 2:1 (horizontal: vertical). 

(B) Side yards: Sand may be removed to the level of the top si ll of the 

foundation within 10 feet of the building. From the 10-foot line, sand 

grading shall slope upward at a ratio of 2:1. 

(C) Front yard: All sand that is landward of the building may be removed 

down to the sill level of the foundation, provided removal does not 

create slopes of more than 2:1 with adjacent properties. Grading may not 

lower the front yard below the level of adjacent streets or roads except 

to clear sidewalks or driveways. 

17 



(D) All remedial grading shall be done in a manner that does not lower the 

existing height of the foredune and does not significantly damage existing 

vegetation. Any removal which exceeds standards must be promptly 

restored. 

(E) Permitees shall notify the Tillamook County Department of Community 

Development at least 48-hours prior to conducting authorized remedial 

grading to allow onsite inspection by the county and to provide for 

flagging by the county, if needed. 

(F) All graded sand that is moved up and over the foredune seaward of the 

building shall be moved and placed in a manner that does not reduce the 

height of the foredune, uses one pathway (no more than 12 feet in 

width), and that minimizes disturbance to vegetation and the beach . 

(G) All graded sand must remain in the beach-foredune system. 

(12) FOREDUNE GRADING: Foredune grading may be performed only as authorized in 

a foredune management plan adopted and acknowledged in conformance with 

Statewide Planning Goal18. As used in this section "foredune grading" means grading 

that lowers the height of the foredune for view restoration and/or maintenance, or 

other purposes, and does not include remedial grading authorized by subsection (11) of 

this section. 

(a) Foredune grading shall require a Foredune Grading Permit. Application, review, 
decisions, and appeals for Foredune Grading Permits shall be a Type II procedure 
in accordance with Article 10. 

(b) A decision to approve a Foredune Grading Permit shall require findings of 

compliance with the following requirements: 

(A) The proposed foredune grading will be performed on a continuous 

portion of the foredune of not less than 500 feet in length; 

(B) The application for the Foredune Grading Permit includes the written 

consent of all owners of property within the continuous portion of the 

foredune to be graded; 

(C) The application for the Foredune Grading Permit must include elevation 

profiles of existing and proposed foredune conditions prepared by a 

registered surveyor; and 

(D) The proposed foredune grading will conform to all the requirements and 
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(13) 

specifications of t he appl icable foredune management plan, i ncl udi ng 

requirements for height and width of the graded foredune, stabi lization 

measures, redistribut ion of graded sand, and maintenance and 

monitoring. 

(c) Upon completion of foredune grading under an approved Foredune Grading 

Permit, final foredune elevations and conditions must be surveyed by a 

registered surveyor, showing compliance with permit condit ions, and submitted 

to the Ti llamook County Planning Department. 

(a) 

REQUIREMENTS FOR BEACH FRONT PROTECTIVE STRUCTURES: 

A Dune Area Development Permit is required for beachfront protective 

structures not subject to regu lation by the Oregon Parks and Recreation 

Department under OAR Chapter 736, division 20. 

(b) In all cases, beachfront protective structures shall be permitted only where 

development existed on January 1, 1977, or where an exception to Goal18, 

Implementation Requirement 2 or 5 has been adopted in the County's 

comprehensive plan. 

(b) For the purposes of this subsection, "development" means houses, commercial 

and industrial buildings, and vacant subdivision lots which are physically 

improved through construction of streets and provision of utilities to the lot. 

(c) All beachfront protective structures shall be subject to the following 

requirements: 

(A) Visual impacts shall be minimized; 

(B) Access to and along the beach sha ll be maintained; 

(C) Negative impacts on adjacent property shall be minimized; 

(D) Long-term or recurring costs to the public sha ll be avoided. 

(E) Structures shall be designed to minimize adverse impacts on water 

currents, erosion, and accretion patterns; 

(F) Land-use management practices and non-structural solutions to 

problems of erosion and flooding shall be preferred to structural 

solutions; structural solutions shall only be utilized when it is 
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determined that land-use management and non-structural solutions are 

not adequate; and 

(G) All applicable requirem ents of the Flood Hazard Overlay Ordinance as 

described in TCLUO Section 3.510. 

(d) In addition to the applicable requirements set forth in subsection 6, Geologic 

Reports for beachfront protective structures shall, to the extent applicable and 

based on best available information, include the following informati on, analyses 

and recommendations: 

(A) Project Need: Analysis of the types of hazards affecting the property; 

estimated rate of erosion based on visual observations, aerial photo 

analysis, published reports, such as DOGAMI hazard risk zone studies, 

and DOGAMI beach monitoring data; description of the type of property, 

improvements, or structures that are threatened, and description of the 

nature of the threat. 

(B) Evaluati on of Alternatives: Include a description of the preferred erosion 

mitigation technique, any practices that have been attempted previously, 

as well as an evaluation of the following options: 

(i) Hazard avoidance options (siting or relocation); 

(ii) Non-structural stabilization methods {e.g., foredune 

enhancement, beach nourishment, vegetation plantings, cobble 

berms); 

(iii) Structural stabilization (e.g., riprap, seawalls); and 

(iv) Bio-engineered structures (e.g., clay burritos and vegetated 

terraces); and 

(v) Site modifications for the control of erosion such as vegetation 

management, drainage controls, slope regrading, and building 

reinforcements. 

(C) Analysis of Impacts from Preferred Alternative, including: 

(i) Potential for flank scour and toe scour; 

20 



(ii) Shoreline alignment impacts to adjoining properties and non­

armored neighbors, including impacts to properties not eligible 

for shoreline protective structures; potential for the preferred 

alternative to cause rip embayments or prolong existing 

embayment patterns; 

(iii) Reduction in sand supply caused by preferred alternative; 

(iv) Quantify narrowing or loss of beach area; 

(v) Impacts from expected maintenance of the project over the 

lifetime of the structure. Include history of maintenance of similar 

projects nearby, analysis of local sea level rise, and trends in 

littoral sand movement. Describe the expected maintenance 

methods that could occur; 

(vi) Impacts to existing public beach access routes, and provisions to 

keep access route in a usea ble condition; and 

(vii) Impacts t o sites of geologic interest, such as fossil beds or ancient 

forest remnants. 

(14) CERTIFICATION OF COM PLIA!'ICE: Permitted development shall comply with the 

recommendations in t he required Geologic Report. Certification of compliance shall be 

provided as follows: 

(a) Plan Review Compliance: Building, construction or other development plans 

sha ll be accompanied by a written statement f rom a certified engi neering 

geologist or licensed geotechnical engineer stating that the plans comply with 

the recommendations contained in the Geologic Report for the approved Dune 

Area Development Permit. 

(b) Inspection Compliance: Upon the completion of any development activity for 

which the Geologic Report recommends an inspection or observation by a 

certified engineering geologist or licensed geotechnical engineer, the certified 

engineeri ng geologist or licensed geotechnical engi neer shall provide a written 

statement indicating that the development activity has been complet ed in 

accordance with the applicable Geologic Report recommendations. 

t 
F 

.. 



(c) Final Compl iance: No development requiring a Geologic Report shal l receive 

fina l approval (e.g., ce rtificat e of occupancy, final inspection, etc.} unti l the 

department receives: 

(15} 

(a} 

(A) A written st at ement by a cert i fied engineering geologist or licensed 

geotechnical engineer indicating that all performa nce, mitigation, and 

monitoring measures specified in the report have been satisfied, 

including confirmation of fored une restoration and implementation of 

temporary and permanent veget ation stabilization measures; 

(B) If mitigation measures incorporate engineering solutions designed by a 

licensed professional engineer, a written statement of compl iance by 

the design engineer. 

RESTORATION AND REPLACEMENT OF EXISTING STRUCTURES: 

Notwithstanding any other provisions of this ordinance, appl ication of the 

provisions of this section to an existing use or structure sha ll not have the effect 

of rendering such use or structure noncon forming as defined in Art icle 7. 

(b) Replacement, repair or restoration of a lawfully established building or structure 

subject to this section that is damaged or destroyed by fire, other casua lty or 

natural disaster shall be permitted, su bject to all other applicable provisions of 

this ordinance, and subject to the foll owing limitations: 

(A} Replacement aut horized by this subsection is limit ed to a building or 

st ruct ure not larger t han the damaged/destroyed building. 

(B) Structures replaced pursuant to th is subsection shall be locat ed no 

further seaward than t he damaged structu re being replaced. 

(C) Rep lacement or restoration aut horized by this subsection sha ll 

commence within one year of the occurrence of the fire or other casualty 

which necessitates such replacement or restoration. 

(D) Where the cost of res toration or replacement authorized by th is 

subsection equals or exceeds 80 percent of the market va lue of the 

structure before the damage occurred, such rest oration or replacement 

shall also comply with subsecti ons (7} and (8} of this section . 

(c) A building permit application f or replacement, repair, or restoration of a 
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structure under the provisions of this subsection shall be accompanied by a 

Geologic Report prepared by a qualified geoprofessional that conforms to the 

standards set forth in subsection (6} and subsection (13} if applicable. All 

recommendations contained in the report shall be complied with in accordance 

with subsection (14}. 

(d) A building permit application for replacement, repair, or restoration authorized 

by this subsection shall be processed and authorized as Type I review pursuant 

to Section 10.020. 
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SECTION 3.510: FLOOD HAZARD OVERLAY ZONE (FH) 

The State of Oregon has in ORS 203.035 (COUNTIES) OR ORS 197.175 (CITIES) delegated the 
responsibility to local governmental units to adopt floodplain management regulations designed 
to promote the public health, safety, and general welfare of its citizenry. Therefore, Tillamook 
County, does ordain as follows: 

A. The flood hazard areas of Tillamook County are subject to periodic inundation which may 
result in loss of life and property, health and safety hazards, disruption of commerce and 
governmental services, extraordinary public expenditures for flood protection and relief. 
and impairment of the tax base, ail of which adversely affect the public health, safety, and 
general welfare. 

B. These flood losses may be caused by the cumulative effect of obstructions in areas of 
special flood hazards that increase flo od heights and velocities, and when inadvertently 
anchored, damage uses in other areas. Uses that are inadequately flood proofed, elevated, 
or otherwise protected from flood damage also contribute to the flood loss. 

(1) PURPOSE: It is the purpose of the FH zone to promote the public health, safdy and 
general welfare and to minimize public and private losses or damages due to flood 
conditions in specific areas of unincorporated Tillamook County by provisions designed 
to: 

(a) Protect human life and health; 

(b) Minimize expenditure of public money for costly flood control projects; 

(c) Minimize the need for rescue and relief efforts associated with flooding and 
generally undertaken at the expense of the public; 

(d) Minimize prolonged business interruptions; 

(e) Minimize damage to public facilities and utilities such as water and gas mains, 
electric , telephone and sewer lines, streets and bridges located in areas of special 
flood hazards; 

(f) Help maintain a stable tax base by providing for the sound use and development of 
areas of special flood hazard so as to minimize future flood blight areas; 
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(g) Ensure that potential buyers are notified that prope1ty is in an area of special flood 
hazard; and 

(h) Ensure that those who occupy the areas of special flood hazard assume 
responsibility for their actions. 

(i) Maintain the functions and values associated with Special Flood Hazard Areas 
which reduce the risk o f flooding. 

(2) BASIS FOR ESTABLISHING THE AREAS OF SPECIAL FLOOD HAZARD: The areas 
of special flood hazard identified by the Federal Insurance Administration in a scientific 
and engineering report entitled "The Flood Insurance Study for Tillamook County" dated 
September 28, 2018, with an accompanying Flood Insurance Rate Maps (FIRMs), are 
hereby adopted by reference and dec lared to be a part of this ordinance. The Flood 
Insurance Study and the FIRM are on file at the Tillamook County Department of 
Community Development at 1510-B Third Street, Tillamook, OR 97141. The best 
available information for flood hazard area identification as outlined in this Section shall 
be the basis for regulation until a new FIRM is issued that incorporates data utilized under 
this Section. 

(3) CONTENT: In order to accomplish this purpose, this Section of the Land Use Ordinance 
includes methods and provisions for: 

(a) Restricting or prohibiting uses which are dangerous to health, safety, and property 
due to water or erosion hazards, or which result in damaging increases in erosion 
or in flood heights or velocities; 

(b) Requiring that uses vulnerable to floods, including facilities which serve such uses , 
be protected against flood damage at the time of initial construction; 

(c) Maintaining the natural and existing flood plains, stream channels, and natural 
protective barriers, which help accommodate or channel flood waters; 

(d) Minimizing and controlling filling, grading, dredging, and other development 
which may increase flood damage or may increase flood hazards in other areas; 

(e) Preventing or regulating the construction of flood barriers which will unnaturally 
divert flood waters or may increase flood hazards in other areas; 

(f) Encouraging mitigation and restoration programs in "exchange" Uin addition to) 
for alteration of Special Flood Hazard Areas, existing and natural floodplains, 
stream channels, and natura l protective barriers, which help accommodate or 
channel flood waters 
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(4) DEFINITIONS: Unless specifically defined below or in Article XI of this ordinance, 
words or phrases used in this ordinance shall be interpreted so as to give them the meaning 
they have in common usage and to give this ordinance its most reasonable application. 

REA OF SPECIAL FLOOD HAZARD: The land in the flood lain within a comrnunit 
subject to a I percent or greater chance of flooding in any given year. It is shown on the 
Flood Insurance Rate Map (FIRM) as zone A, AO, All, A 1-30, AE, A99, AR (V, YO, V 1-
30, VE). "Special flood hazard area" is synonymous in meaning with the phrase "area of 
spec ial flood hazard". 

Formatted: Font: (Default) Times New Roman, 12 pt 

Formatted: Indent: Left: 0.5", First line: 0" 

----( Formatted: Indent: Left: o•, First line: 0" 

AREA OF SHALLOW FLOODING: A designated AO, AH, ARJAO, ARJAH, or YO 
zone on a community's Flood Insurance Rate Map (FIRM) with a I percent or greater 
annual chance of flooding to an average depth of I to 3 feet where a clearly defmed channel 
does not exist, where the path of flooding is unpredictable, and where velocity flow may 
be evident. Such flooding is characterized by ponding or sheet flow. (Note: Flood Zones 
are included in this definition (NFIP definition CFR 59.1) that are not located in Tillamook 
County.) 

ADDITION: An alteration to an existing structure that results in any increase in its ground 
floor area. 

BASE FLOOD: Flood having a one percent chance of being equaled or exceeded in any 
given year. Also referred to as the "1 00-year flood". Designation on maps always includes 
the letters A, Al-A30, AE, AO, V, Yl -Y30 or VE. 

BASE FLOOD ELEVATION (BFE): The elevation to which floodwater is anticipated to __ _..--{~~~~tt~~~;~;,· ;_;~!;~~:i!~~~~~;~::R.;;,;~~~-.i.2.~~ 
rise during the base flood. 

BASEMENT: Any area of a building having its floor subgrade (below ground level) on 
all sides. 

BREAKAWAY WALL: A wall that is not a part of the structural support of the building 
and is intended through its design and construction to co llapse under spec ific lateral loading 
forces, without causing damage to the elevated portion of the building or supporting 
foundation system. 

COASTAL HIGH HAZARD AREA: An area of special flood hazard extending from 
offshore to the inland lim it of a primary fron tal dune along an open coast and any other 
area subject to high velocity wave action from storms or seismic sources. The area is 
designated on the FIRM as Zone VI-V30, VE or Y. 

CONDITIONAL LETTER OF MAP REVISION (CLOMR): Letter from FEMA 
commenting on whether a proposed project, if built as proposed, would meet the minimum 
National Flood Insurance Program standards for proposed hydrology changes. If the 
project, built as proposed, revises the Flood Insurance Rate Map and/or Flood Insurance 

09/ I0/20 ISI15no22 T illamook County Land Use Ordinance 3.510 (FH) 



Study, a Letter of Map Revis ion (LOMR) is required to be submitted no later than six 
months after project completion. 

CRITICAL FACILITY: A facility for which even a slight chance o f flooding might be too 
great. Critical facilities include, but are not limited to schools, nursing homes, hospitals, 
police, fire and emergency response installations, installations which produce, use or store 
hazardous materials or hazardous waste. 

DEVELOPMENT : Any man-made change to improved or unimproved real estate, 
including but not limited to buildings or other structures, mining, dredging, fill ing, g rading, 
paving, excavation, drilling operations or the storage of equipment or materials located 
within the area of special flood hazard. 

ENHANCEMENT: The process o f improving upon the natural functions and/or values of 
an area or feature which has been degraded by human activity. 

FILL: Any material such as, but not limited to, sand, gravel, soil, rock or gravel that is 
placed on land including existing and natural floodplains, or in waterways, for the purposes 
of development or redevelopment. 

FLOOD OR FLOODING: 

(a) A general and temporary condition of partial or complete inundation of normally dry 
land areas from: 

(I) The overtlow of in land or tidal waters. 

(2) The unusual and rapid accumulation or nmoff of surface waters from any source. 

(3) Mudslides (i.e., mudflows) which arc proximately caused by flooding as defined in 
paragraph (a)(2) of this detinition and are akin to a river of liquid and flowing mud 
on the surfaces o f normally dry land areas, as when earth is carried by a cun·ent of 
water and deposited along the path of the cuncnt. 

(b) The collapse or subsidence of land along the shore of a lake or other body of water as 
a result of eros ion o r undermining caused by waves or currents of water exceeding 
anticipated cyclical levels or suddenly caused by an unusually high water level in a 
natural body of water, accompanied by a severe storm, or by an unanticipated force of 
nature, such as flash flood or an abnormal tidal surge, or by some similarly unusual and 
unforeseeable event which results in flooding as defined in paragraph (a)( I) of this 
definition. 

FLOOD BOUNDARY & FLOODWA Y MAP: Historical maps issued by the Federal 
Emergency Management Agency where the boundaties of the area of special flood hazards 
applicable to Tillamook County have been designated as Zones A, AE or A I-A30. 

FLOOD ELEY A TION STUDY: An examination. evaluat ion and determination o f flood .-----{ Fo rmatted: Font: (Default} Times New Roman, 12 pt 

hazards and. if appropriate, con·csponding water surface elevations. or an examination. 
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evaluation and determination of mudslide (i.e., mudflow) and/or flood-re lated erosion 
hazards. Also known as a Flood Insurance Study (FIS). 

FLOOD INSURANCE RATE MAP (FIRM): An official map of a community, on which 
the Federal Insurance Administrator has delineated both the special hazard areas and the 
risk premium zones applicable to the community. A FIRM tha t has been made available 
digitally is called a Digital Flood Insurance Rate Map (DFIRM). 

FLOOD INSURANCE STUDY: The official report provided by the Federal Insurance 
Administrator that includes flood pro files, the Flood Insurance Rate Map, Flood Boundary 
& Floodway Map, and the water surface e levation of the base flood. 

FLOOD PLAIN: Any land area susceptible to being inundated by water from the sources 
specified in the flood(ing) defmition. 

FLOOD PLAIN MANAGEMENT REGULATIONS: The provisions of this ordinance in 
addition to the Land Division Ordinance, building codes, health regu lations, and other 
applications of police power. The tenn describes such state or local regulations, in any 
combina tion thereof, which provide standards for the purpose of flood damage prevention 
and reduction . 

F LOODWA Y; II:Jr channel of a river or oth<;.t:..~~~t the adjacent land areas that ---{F;;;.;,-;tt.;d;To-,;t:-([i;f;;;,"ltlfu~;;-~;,:;, Roman, 12 pt 

must be reserve'l..I.!!.Jlrder to ~ischargeJ.QLQ!!f>.~ flood ~ itho_'!.U:.umul;tuve ly increasing the 
wa~11rfacc tlt!.x.~tion more than a dt:~).\\!l~Jt:d hei ~.;.\u. Al~o. re tem:d to as "Regulatory 
.Eh~~.lyi\!L..__ _ --· - - -· ....... . __ .. _____ ____ -----f..:cF..::coc..:.rm:.:.:•:..:ctt:.=e.:..d:c.:.F.:..on.:.:.t ..:co.::..clor:::..:.._: B:.:la.:..ccc.k ________ _ 

FLOODWAY, REGULATORY: The channel of a river or other watercourse and the 
adjacent land a reas that must be reserved in order to discharge the base flood without 
cumulatively increasing the water surface elevation more than one foot. The regulatory 
floodway is delineated by the Federal Emergency Management Agency on the Flood 
Insurance Sntdy , Flood Insurance Rate Map and/or the Flood Boundary and Floodway 
Map. 

FUNCTfONALL Y DEPENDENT USF: A use which cannot perform its intended purpose _____..{ Formatted: Font: (Default) nmes New Roman, 12 pt 

unless it is located or carried out in close proximity to water. The tem1 includes on ly 
docking fac ilities, port facil ities that a re necessary fo r the loading and unloading of cargo 
or passengers, and ship building and ship repair faci lities, and does not include long tem1 
storage or re Ia ted manufacturing facil i tics .. .----{Li:..:o:.:.:rm.:.c•.:..tt:::e:.::d:...:: F..:o:.::ntc..:c=ol=o'cc.' .:..Bia=c:::k ____ ___ _ -..J 

HIGHEST ADJACENT GRADE: The highest natural elevation of the ground surface prior 
to construction next to the proposed walls of a structure. 

HIGHWAY READY: The stan1s of a recreational vehicle that is on wheels or a jacking 
system, is attached to the site by quick disconnect type utilities and security devices only, 
and has no permanently attached additions. 'Highway Ready' includes having a plan and 
making provision to remove the unit in the event of flood. 
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HYDROSTATIC LOADS: Loads caused by water either above or below the ground 
surface, free or contined, which is either stagnant or moves at very low velocities, of up to 
five (5) feet per second. These loads are equal to the product of the water pressure times 
the surface area on which the water acts. The pressure at any point is equal to the product 
of the unit weight of water (62.5 pounds per cubic foot) multiplied by the height of water 
above that point or by the height to which confined water would rise if free to do so. 

HYDRODYNAMIC LOADS: Loads induced on buildings or structures by the flow of 
flood water moving at moderate or high velocity around the buildings or structures or parts 
thereof, above ground level when openings or conduits exist which allow the free flow of 
flood waters. Hydrodynamic loads are basically of the lateral type and relate to direct 
impact loads by the moving mass of water, and to drag forces as the water flows around 
the obstmction. 

IRREVOCABLY COMMITTED: Any platted area with improved streets, sewer, water, 
and fire districts, as well as established commerc ial and high density residential uses as of 
June 2, 1978. 

LETTER OF MAP CHANGE (LOMC): An official FEMA determination, by letter, to 
amend or rev ise effective Flood Insurance Rate Maps and/or Flood Insurance Studies. 
LOMC's are issued in the following categories: 

(a) Letter of Map Amendment (LOMA): An amendment to the Flood Insurance Rate 
Maps based on technical data showing that an existing stmcture, parcel of land or 
portion of a parcel of land that has not been elevated by fill (natural grade) was 
inadvertently included in the special flood hazard area because of an area of naturally 
high ground above the base flood. 

(b) Letter of Map Revision (LOMR): 
(I) LOMR-F (Letter of Map Revision based on Fill) is a letter from FEMA stating 

that an existing stmcture or parcel of land that has been elevated by fill would 
not be inundated by the base flood . 

(2) A LOMR revises the current Flood Insurance Rate Map and/or Flood Insurance 
Study to show changes to the floodplains, floodways or flood elevations. 
LOMRs are generally based on manmade alterations that affected the 
hydrologic or hydraulic characteristics of a flooding source and thus result in 
modification to the existing regulatory floodway, the effective base flood 
elevation, or the special flood hazard area. A Conditional Letter of Map 
Revision (CLOMR) may be approved by FEMA prior to issuing a permit to 
start a project if the project has a potential to affect the special flood hazard 
area. 

LOWEST FLOOR: The lowest floor of the lowest enclosed area (including basement). 
An unfinished or flood resistant enclosure, usable solely for parking or vehicles, building 
access or storage, in an area other than a basement area, is not considered a building's 
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lowest floor, provided that such enc losure is not built so as to render the structure in 
violation of the app licable non-elevation design requirements of this ordinance. 

MANUFACTURED DWELLING: stntcture trans ortable in one or more sections 
which is built on a pennanent chassis and is designed for use with or without a permanent 
foundation when attached to the required util ities. The term "manufactured home" does not 

an t\ Jlerfti&Rent eltassis BREI is ElesigAeEI fer 11se with ar witha11t a JlerftiBRent fet~ntlaaen 
wlteR attaelleEI ta the reEjtlireEI 11tilities: 

Residential Trailer: a structure, greater than 400 square feet, construc ted fo r movement on 
the public h ighways that was constructed before January I, 1962. 

Mobile Home: A structure having at least 400 square feet of floor area and which is 
transportable in one or more sections. A structure constructed for movement on the public 
highways that was constructed between January 1, 1962 and June 15, 1976, and met the 
construction requirements of Oregon mobile home law in effect at the time of constmction. 

Manufactured Dwell ing: A stmcture constmcted for movement on the public highways. 
after June 15, 1976, that was constructed in accordance with federal manufactured hous ing 
constmction and safety standards and regulations in effect at the time of constmction. 

MANUFACTURED DWELLING PARK OR SUBDIVISION: A parcel (or contiguous 
parcels) of land d ivided into two or more manufactured home lots for rent or sale. 

MANUFACTURED DWELLING PARK OR SUBDIVISION, EXISTING: A 
manufac tured home park or subdivision for which the construction of facilities for 
servicing the lots on which the manufacture homes are to be affixed (including, at a 
minimum, the installation ofutilities, the construction of streets, an either fina l site grading 
or the pouring of concrete pads) is completed befo re August I , 1978, the effective date of 
the floodplain management regulations. 

MEAN SEA LEVEL: Sfleeifie Daalftl ~IAVD 88For purposes of the National Flood 
Insurance Program (NFIP). the National Geodetic Vertical Datum (NGVD) of 1929 or 
other datum, to which Base Flood Elevations (BFE) shown on a community 's Flood 
Insurance Rate Map (FIRM) are referenced. 

MECHANICAL EQUIPMENT: Electrical, heating, ventilation, plumbing, and air 
condition ing equipment, storage tanks and other service facilities. 

MITIGATION: The reduction of adverse effects of a proposed project by considering, in 
the fo llowing order: 

(a) Avoiding the impact altogether by not taking a certain action or parts of an action; 
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(b) Minimizing impacts by limiting the degree or magnitude of the action and its 
implementation ; 

(c) Rectifying the impact by repairing, rehabilitating, or restoring the affected 
environment; 

(d) Reducing or eliminating the impact over time by preservation and maintenance 
operations during the life of the action by monitoring and taking appropriate measures; 
and 

(e) Mitigating for the impact by replacing or providing comparable substitute floodplain 
areas. 

NEW CONSTRUCTION: For the purposes of determining insurance rates, stntctures for 
which the "start of construction" commenced on or after the effective date of an initial 
FIRM or after December 31, 1974, whichever is later, and includes any subsequent 
improvements to such structures. For floodplain management purposes, new 
construction means structures for which the start of construction commenced on or after 
the effective date of a floodplain management regulation adopted by a community and 
includes any subsequen t improvements to such structures. 

PERMANENT FOUNDATION: A natural or manufactured support system to which a 
structure is anchored or attached. A 'permanent foundation ' is capable of resisting flood 
forces and may include posts, piles, poured concrete or reinforced block walls, properly 
compacted fill, or other systems of comparable flood resistivity and strength. 

REACH: A hydraulic engineering term used to describe longitudinal segments along a 
stream of water. A reach will generally include a segment of the flood hazard area where 
flood heights are primarily controlled by man-made or natural obstructions or constrictions. 
In an urban area an example of a reach would be the segment of a stream or river between 
two consecutive bridge crossings. 

RECONSTRUCTION: The repair of a structure damaged by any cause (not limited to 
flooding) without increasing the floor area of the structure. 

RECREATIONAL VEHICLE: A vehicle built on a single chassis; 400 square feet or less 
when measured at the largest horizontal projection; designed to be self-propelled or 
pennanently towable by a light duty truck; designed primarily not for use as a pem1anent 
dwelling but as temporary living quarters for recreational, camping, travel or seasonal use; 
and includes the following: 

(a) CAMPER: A structure contain ing a floor that is designed to be temporarily 
mounted upon a motor vehicle, and which is designed to provide facilities for 
temporary human habitation. 
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(b) MOTOR HOME: A motor veh icle with a permanently attached camper, or that is 
originally designed, reconstructed or permanently altered to provide facilities for 
temporary human habitation. 

(c) TRAVEL TRAILER: A trailer that is capable of being used for temporary human 
habitation, which is not more than eight feet wide, and except in the case of a tent 
trailer, has four permanent walls when it is in the usual travel position. 

(d) SELF-CONTAINED RECREATIONAL VEHICLE: A vehicle that contains a 
factory-equipped, on-board system for the storage and disposal of gray water and 
sewage. 

REHABILITATION: Any improvements and repairs made to the interior and exterior of 
an existing structure that do not result in an increase in the ground floor area of the 
structure. Examples include remodeling a kitchen, gutting a structure and redoing the 
interior, or adding a second story. 

REINFORCED PIER: A pier with a foot ing adequate to support the weight of the 
manufactured dwelling under saturated soil conditions. Concrete blocks may be used if 
"ertical steel reinforcing rods are placed in the hollows of the blocks and the hollows are 
filled with concrete or high strength mortar. Dry stacking concrete blocks does not 
constitute a 'reinforced pier '. 

REPETITIVE LOSS : Flood-related damages sustained by a stntcture on two separate 
occasions during a I 0-year period for which the cost of repairs at the time of each such 
flood event, on the average, equals or exceeds 25 percent of the market value of the 
stmcture before damage occurred. 

RESTORATION : The process of returning a disturbed or altered area or feature to a 
previously existing natural condition. Restoration activities reestablish the ecological 
structure, function, and/or diversity to that which occurred prior to impacts caused by 
human activity. 

SPECIAL FLOOD HAZARD AREA (SFHA): Zones on Flood Insurance Rate Maps that 
depict the land in the floodplain within a community that is subject to a one percent or 
greater chance of flooding in any given year. Special Flood Hazard Area is synonymous 
with "Area of Special Flood Hazard." Special Flood Hazard Areas on Flood Insurance 
Rate Maps are always designated as Zones A, Al-A30, AE, AO, V, Vl -V30 or VE. 

START OF CONSTRUCTION: Includes substantial improvement, and means the date 
the building permit was issued, provided the actual start of construction, repair, 
reconstruction, rehabilitation, addition, placement or other improvement occurred within 
180 days of the permit date. The actual start means either the first placement of permanent 
constntction of the stntcture on a site, such as the pouring of slab or footings, the 
installation of piles, the constmction of columns, or any work beyond the state of 
excavation; or the placement of a manufactured dwelling on a foundation. Permanent 
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construction does not include land preparation, such as clearing, grading and filling; nor 
does it include the installation of street and/or walkways; nor does it include excavation for 
a basement, foo tings, piers, or founda tion or the erection of temporary forms; nor does it 
include the installation on the property of accessory buildings, such as garages or sheds not 
occupied as dwelling units or not part of the main stmcture. For a substantial improvement, 
the actual start of construction means the first alteration of any wall, ce iling, floor or other 
stmctural part of a building, whether or not that alteration affec ts the external dimensions 
of the building. 

STRUCTURE: For the purposes of this Section, a walled and roofed building, a modular 
or te mporary bu ilding, or a gas or liqu id storage tank that is principally above ground. 

SUBSTANTIAL DAMAGE: Damage of any origin sustained by a structure where the 
cost of restoring the stmcture to its before damaged condition would equal or exceed 50 
percent of the market value of the structure before the damage occurred. 

SUBSTANTIAL IMPROVEMENT: Any reconstmction, rehabilitation, addition or other 
improvement of a stmcture, the cost of which equals or exceeds 50 percent of the market 
value of the stmcture before the start ofconstmction of the improvement. The term includes 
stmctures which have incurred substantial damage regard less o f the actual repair work 
performed. The market value of the structure is: 

(1 ) The real market value of the stmcture prior to the start of the initial repair 
or improvement. Substantial Improvements shall be calculated 
cumulatively over a five year period using the real market value in County 
Assessor records at the beginning of the five year period; or 

(2) In the case of damage, the real market value of the stmcture prior to the 
damage occurring. 

The term substantial improvement does not, however, include either: 

(3) Any project for improvement of a structure to correct existing violations of 
state or local health, sanitmy, or safety code specifications which have been 
identified by local code enforcement prior to substantial improvement or 
substantial damage and which are so lely necessary to assure safe living 
conditions, or 

(4) Any alteration of a structure listed on the National Register of Historic 
Places or a State Inventory of Historic Places prov ided that the alteration 
will not prec lude the structure's continued designation as a historic 
structure. 

WATER SURFACE ELEVATION: Heights, in relation to mean sea level, of floods of 
various magnintdes and frequencies in the floodplains of coastal or riverine areas. 
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(5) GENERAL STANDARDS: In all areas of special flood hazards the following standards 
are requ ired: 

LETTER OF MAP REVISION 

(a) If hydrologic and hydraulic analys is indicates an increase in flood levels, the 
applicant shall obta in a Conditional Letter of Map Revision (CLOMR) from FEMA 
before any encroachment, including fill , new construction , substantial 
improvement, or other development is permitted . Upon completion of the project, 
but no later than six months after project completion, a Letter of Map Revis ion 
(LOMR) shall be submitted to FEMA to reflect the changes on the FIRM and/or 
Flood Insurance Study. A LOMR is required on ly when the CLOMR documents 
an increase in flood levels during the occurrence of the base flood or where post­
development conditions do not reflect what was proposed on the CLOMR. 

ALTERATION OF WATER COURSES 

ib) The flood carrving capacity within the altered qr 1e located cort:on o f sa ui ---~-~;~~-:.,Font: 12 pt 

watercourse shall be mainta ined A maintenance P..!~!l..f'i.!:. the a lter_t:<L~·!Jelo<;_Jred "-.._'ifonnatted: t""nd""e""nt,;;: ;;,L,;,elt"":=O.~S.~, ~Ha=n=g~ing~:=0.=44=.=====< 
portion of sa id watercourse shall ~~ submitted to th e_l~'"Efl.I.Imen t !..l? .. ~.l!"·,~~Lf,_\h:~U.hf: ··,{';;;;;,-;;~~~-~:;·~~;~-Font color: Black 

flood carrying capacity is not dim1n1shed. ::~~::~~~~~= -·:::·.=-.-.:~:::::~~::~.-:-·----------' 
------ --- - - --- -- - ---~x:---~.:~r:n~!~,~-~~~~;_~~~~=~==-=====~===< 

~- · · ·{ Formatted: Ust Paragraph, Indent: Left: 1.13" 

ANCHORING '{-~~~~~;:c~;~~~_E~ -----------' 
(b£) All new construction and substantial improvements shall be anchored to prevent 

flotation, collapse or lateral movement of the structure . 

(cQ) All manufactured d wellings must likewise be anchored to prevent flotation, 
collapse or lateral movement, and shall be installed using methods and practices 
that minimize flood damage. Anchoring methods may include, but are not limited 
to, use of over-the-top or frame ties to ground anchors (See FEMA's "Manufactured 
Home Installation in Flood Hazard Areas" guidebook for techniques). A certificate 
signed by a registered architect or engineer which certifies that the anchoring 
system is in conformance with FEMA regulations shall be submitted prior to final 
inspection approval. 

CONSTRUCTION MATERIALS AND METHODS 

(d~ All new construction and substantial improvements shall be constructed with 
materials and util ity equipment resistant to flood damage. 

(eD All new construction and substantial improvements shall be constructed using 
methods and practices that minimize flood damage. 
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(fg) Electrical , heating, ventilat ion, plumbing, and air-conditioning equipment and other 
service fac ilities shall be elevated to prevent water from entering or accumulating 
within the components dmi ng conditions of flooding. In Flood Zones A, A l-A30, 
AE, V, V 1-V30 or VE, such facil ities sha ll be elevated three feet above base flood 
elevation. In Flood Zone AO, such facilities shall be elevated above the highest 
grade adjacent to the building, a minimum of one foot above the depth number 
specified on the FIRM (at least two feet above the highest adjacent grade if no depth 
number is specified). 

UTILITIES~ 

(h) Electrical. heating. ventilating, air-conditioning. olumbin!!. duct svstems, and ~ Formatted: Font: (Default) Times New Roman, 12 pt 

other equipment and service facilities shall be elevated at or above the base flood ........_ Formatted: Ust Paragraph, Indent: Lett: os·, Hanging: 
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leve l or shall be designed and installed to prevent water from entering or 0.5", Numbered +Level: 1 + Numbering Style: a, b, c, ... + 
Start at: 8 + Alignment: Left + Aligned at: 0.5" + Indent 

accumulating within the components and to resist hydrostatic and hydrodvnamic at: 0.75 .. 

loads and stresses. includmg the effects of buoyancv. during conditions of .....:.::....::.=-----------------> 
flooding. In addition. electrical. heating. ventilating, air-conditioning, plumbing. 
duct systems. and other equipment and service fac ilities shall: 
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All new and replacement water supply systems shall be designed to minimize or 
eliminate infiltration of flood water into the system. 

New and replacement sanitary sewage systems shall be designed to minimize or 
eliminate infiltration of flood waters into the systems and discharge from the 
systems into flood waters. 

+ Aligned at: 1" + Indent at: 1.25" 

( i!0 On-site waste disposa l systems shall be located to avoid impairment to them or 
contamination from them during flooding, consistent with Oregon Department of 
Environmental Quality (DEQ) standards. 

"'(1"')-~."'U:..:n:..:d:..:e:..:.r.,g""ro"'t"'ll"'ld::....:;ta"'t"'l k~s=sl:.:;Ja"'l"'l...::bc.::e-'a::.:I.:clC'-'h.:..:o:..:.r...::e.=d-'t"'o--'p"'l...::'C'-'V...::e.:.:nc.:.t ..:.fl:..:o:..:.l.=a.:.:li.::.O:..:I1.:... . .::.co=ll-=a.,_p"'se"""'a"'n"'d""l"'a"'te'-'r"'a.:...l ___ ______-{ Formatted: Font : (Default) Times New Roman, 12 pt 

movement under conditions of the base flood . 
--{ Formatted: Indent: Left: 0', First line: 0" 

(m bove- •round tanks shall be installed at or above the base flood level or shall be ,...----{ Formatted: Font: (Default) Times New Roman, 12 pt 

anchored to prevent flotation. collapse, and lateral movement under conditions of 
the base flood. 
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the platfonns shall be canti levered from or knee braced to the bu ilding or shall be 
supported on foundations that conform to the requirements of the State of Oregon 
Specialty Code. 

SUBDIVISION AND PARTITION PROPOSALS 

(jQ) All subdivision (including proposals for manufactured dwelling parks and 
subdivision) and partition proposals governed by the Land Division Ordinance shall 
be consistent with the need to minimize flood damage. 

(kQ) All subdivision (including proposals for manufactured dwelling parks and 
subdivision) and partition proposals governed by the Land Division Ordinance shall 
have public utilities and facilities such as sewer, gas, electrical and water systems 
located and constructed to minimize flood damage. 

(Ill) All subdivisions (including proposals for manufactured dwelling parks and 
subdivision) and partition proposals governed by the Land Division Ordinance shall 
have adequate drainage provided to reduce exposure to flood damageh_:g;!!:f\~ . 

(m! ) Where base flood elevation data has not been provided or is not available from 
another authoritative source, it shall be generated for subdivision and partition 
proposals governed by the Land Division Ordinance and other proposed 
developments which contain at least 50 lots or 5 acres (whichever is less). 

REVIEW OF BUILDING AND MANUFACTURED DWELLING PERMITS 

(n~ Where elevation data is not available either through the Flood Insurance Study or 
from another authoritative source, applications for building pennits and/or 
manufactured dwelling permits shall be reviewed to assure that proposed 
construction will be reasonably safe from flooding. The test of reasonableness is a 
local judgment and includes use of historical data, high water marks, photographs 
of past floodings, etc., where available. Failure to e levate at least three feet above 
grade in these zones may result in higher insurance rates. 

GARAGES 

(t) A ttached garages may be constmcted with the garage floor slab below the Base 
..Flood Elevation (BFE) in riverine flood zones if the following requirements are 
met: 

(I). If located within a floodwav the pro nosed garage must comDlv with the 
requirements of Section 3.51 0(9): 
(2). The floors are at or above grade on not less than one side· 
(3 l. The garage is used solely for parking. building access. and ·or storage: 
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(4), The garage is constructed wi th flood openings to equal ize hyd rostatic flood Formatted: Font: (Default) Times New Roman, 12 pt 
forces on exterior walls by allowing for the automatic entry and ex it of 
loodwater. ________.{ Formatted: Font: (Default) Times New Roman, 12 pt 
5. The portions of the garage constmcted be low the 13FE arc constmcted with 
materials resistant to flood damage; 
6. The garage is constructed in compliance with the applicable standards of this 
ordinance· and 
7. The garage is constructed with electrical, and other service facilities located 
and installed so as to prevent water from entering or accumulating within the 
components during conditions of the base flood. 

formatted: Font: (Default) Times New Roman, 12 pt 
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residential structures in Rivetine (Non-Coastal) flood zones may be granted for 
appurtenant structures that meet the fo llowing requi rements: 

(I )Appurtenant structures located partially or en tirely with in the floodwav must 
comply with requirements for development within a tloodway. 

(2) Appurtenan t stnrctures mnst only be used tor parking, access. and or storage 
and shall not be used for human habitation; 

(3}1n compliance with State of Oregon Specialtv Codes, appurtenant strucwres on 
properties that are zoned residential are limited to one-story structures less than 200 
square feet. or 400 square fee t if the property is greater than two (?) acres in area 
and the proposed appurtenant structure \\ ill be located a min imum of 20 feet from 
all property lines . Appurtenant strucnrrcs on properties that are zoned as non­
residential arc limited in size to 120 square feet 

(4) The portions of the appurtenant stnrcture located below the Base Flood 
Elevation must be built using flood resistant materia ls: 

(5 ) The appurtenant structure must be adequate ly anchored to prevent flotation, 
collapse, and lateral movement of the strucnu·e resulting from hydrodynamic and 
hydrostatic loads, including the effects of buoyancy, during conditions of the base 
flood. 

(6) The appurtenant structure must be desi!!ned and constructed to equalize 
hydrostatic flood forces on exterior walls and comply with the requirements for 
flood openings: 
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(7) Appurtenant strucn1res shall be located and constructed to have low damage 
potential; 

(8) Appurtenant strucn1res shall not be used to store toxic material , oi l, or gasoline, 
or any priority persistent pollutant identified by the Oregon Depa11ment of 
Environmental Quality unless confined in a tank installed incompliance with this 
ordinance. 

+-{ Formatted: Justified, Indent: Hanging: 0.5'' 

(9) Appurtenant structures shall be constructed with electrical, mechanical, and 
other service facilities located and installed so as to prevent water from entering or 
accumulating within the components during conditions of the base flood . 

.Relief fre m ele~·atieo er fleeEipree fiog as reqttireEI fur s!rtte!ttres ill ~erA l A3 9 :canes .-----I~...F....:o_rm......:...att:..:.ed'-'-'-: ..:.St'-'rl-"ke:..:.th.c.ro:..:u_,_gh-'----------_; 

fler Seetieo 3 .51 9(6) aoEI AO :ceoes fler Seetieo 3.51 9( 11) ffi!l)' he graRteEI fur 
aeeesserJ strue!tlres that are: 

(I) Less tkao 299 Sf:lttare feet aod de Ret el'ieeed 19 feet iR heigl~t ; 

(2) Net teffifJera!ttre eeRtrelled; 

(3) ~let ttseEI fer kttrRaa kah itatieR aaEI are useEI selely fer parltiBg ef 'leh i&lef. 
er sterage ef iteffis aa'liRg lev,. Elamage fleleRtial wP.e~~ 

(4) !'let ttseEI te stare tenie ffi8terial , a il er gase liRe, er sAy pr.Wril)' persis-teR+ 
flBiht!aat iEieatifieEI hy the Oregea Deparlmeat ef E!H'iffifl+Heatal Qttalit)' 
ttoless eeRfiReEI ifl a laRk iRstalleEI iR eeB~fl liaRee witk tkis erEiinaaee er 
stereEI at least eRe feet ahe•t'e base fleeEI ele,·Btien; 

(5) CeRstrueteEI ia BeeerEiaRee 'Nith BHeheriRg BREI eeRstruetieR rRateriBis BREI 
rRetaeEis staREiarEis iH SeetieR3.519(5)(a) tare11gk (h); aREI 

(6) If iR aR A, AE er A1 A39 :ceRe, eeas!rtteteEI te EHtteffiatieally ef:lttali:ce 
hyEiresffitie fleeEI ferees eo enterier walls hy allevling fer the eni!J' aREI enit 
ef fleeEiwaters. Designs fer ffieeti:ag this ref:ll!i:reftlent mttst either he 
eertifieEihy a registereEI flrefessieoal eRgioeer er rRust rReet er elteeeEI the 
fellewing ref:lt~irements: 

0911 0/2018 t/5/2022 

i. A rRinirRHrn eftwe efleRiogs haviag a tetal aet area efaet less thaa eae 
Sf:lHBre ioeh fer eYef)' Sf:lllare feet ef eaeleseEiarea sHhjeet te fleeEiiHg; 

11. The hetteffi efall efleRiRgs shall heRe higher thaa eae feet ahe·•e graEie; 
afl4 

111 . Ofleaiags ffifty he ef:lHiflfleEI with sereeRs, leH\'ers, er ether eeveri:ags er 
Ele,·iees flFB\'iEieEI they !leffHit the at~terRatie eRtry BREI eltil ef 
fleeEiwaters. 
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(7) The eest effleee iRsl!ranee fer a strl!ell!re permittee te se s~o~ilt with a lewest 
fleer eJe\'atieR Belew ilie ease fleee eJevatieR will Be eernFAeRSHrate '<Vith 
the iRereRsee risk resl!ltiRg frern the reeHeee Is west fleer eleva tieR . 

USE OF OTHER FLOOD DATA 

(v) When Base Flood Elevation data has not been provided the local floodplain ___.---{ Formatted: Font: (Default) Times New Roman, 12 pt 

administrator shall obtain. rev iew. and reasonably utilize anv Base Flood Elevation 
data available from a federal. state or other source. in order to admin ister the 
provisions of this ordinance. All new subdivision proposals and other proposed new 
developments (including proposals for manufactured dwelling parks and 
subdivisions) must meet the requirements for development as set forth in this 
ordinance. 

Base Flood Elevations shall be determined for development proposals that are 5 
acres or more in size or arc 50 lots or more. whichever is lesser in any A zone that 
docs not have an established bas~: flood elevation. Development proposals located 
within a riverine unnumbered A Zone shall be reasonably safe from flooding: the 
test of reasonableness includes use of historical data. high water marks. FEMA 
provided Base Level Engineering data. and pho tographs of past flooding. etc ... 
where availab le. Failure to elevate at lcast two feet above grade in these zones may 
result in higher insurance rates. 

STRUCTURES LOCATED IN MUL T!PLE OR PARTIAL FLOOD ZONES 

,_( I:.:.V.t..) _ _,J~nc.;c"'o"-'o"-'r""d"'it"-'la::.:t"-'io"-'n~w~i t~hc.;l:.:.h,_,e'-'S"'t"'a"'te~o._f ""'O""r"'eg"''O,..n"-'=S"'p"'e"'c"'ia,._lt,_,v_C:::'.,.o,_de"'s""': _ _________ ...---{ Formatted: Font: (Default) Times New Roman, 12 pt 

~---:-::--:-:-::-------:-:----:-:----:-:--:--::c--:-----,-----:---:-=:-~:--___.-{ Formatted: Font: (Default) Times New Roman, 12 pt 

(I) When a structure is located in multiple flood zones on the community's flood ----{ Formatted: Font: (Default) Times New Roman, 12 pt 

Insurance Rate Maps (FIRM) the provisions fo r the more restr ictive flood zone 
shall apply ...---{ Formatted· Font· (Default) Times New Roman 12 pt 

~ Formatted: Font: (Default) Times New Roman, 12 pt 

(2), When a stmcture is 12atiiall::t located in a special flood hazard area. the en tire 
stmcture shall meet the requirements for new eonstmction and substantial 
nnptovements. 

(6) SPECIFIC STANDARDS FOR A ZONES (A, AE or A l-A30): In all areas of special 
flood hazards where base flood data has been provided as set fo rth in Section 3.510(2) or 
other base flood data are utilized, the following provisions are required: 

RESIDENTIAL CONSTRUCTION 

(a) New construction and substantial improvement of any residential structure, 
including manufactured dwell ings, shall have the lowest floor, including basement, 
at a minimum of three feet above base flood elevation. 
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(b) Fully enclosed areas below the lowest floor that are subject to flooding are 
prohibited, or shall be designed to automatically equalize hydrostatic flood forces 
on exterior walls by allowing for the entry and exit of floodwaters. Designs for 
meeting this requirement must either be certified by a registered professional 
engineer or must meet or exceed the fo llowing minimum criteria : 

(l) A minimum of two openings having a total net area of not less than one 
square inch for every square foot of enclosed area subject to flooding shall 
be provided. · 

(2) The bottom of all openings shall be no higher than one foot above grade. 

(3) Openings may be equipped with screens, louvers, or other coverings or 
devices provided that they permit the automatic entry and exit of 
floodwaters. 

NONRESIDENTIAL CONSTRUCTION 

(c) New construction and substantial improvement of any commercial, industrial or 
other nonresidential structure shall have either the lowest floor including basement 
elevated to three feet above the level of the base flood elevation or higher; or, 
together with attendant utility and sanitary facilities, shall: 

(I) Be flood proofed so that the portion of the structure that lies below the 
portion that is three feet or more above the base flood level is watertight 
with walls substantially impermeable to the passage of water. 

(2) Have structural components capable of resisting hydrostatic and 
hydrodynamic loads and effects of buoyancy. 

(3) Be certified by a registered professional engineer or architect that the design 
and methods of construction are in compliance with accepted standards of 
practice for meeting provisions of this Subsection based on their 
development and/or review of the structural design, specifications and 
plans. Such certifications shall be provided to the Community 
Development Director. 

(4) Nonresidential structures that are elevated, not floodproofed, must meet the 
same standards for space below the lowest floor as described fo r residential 
construction in Section 3.51 0(6)(a) and (b). 

(5) Applicants floodproofing nonresidential buildings shall be notified that 
flood insurance premiums will be based on rates that are one foot below the 
floodproofed level (e.g. a building constructed to the base flood level will 
be rated as one foot below that level). 
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(7) MANUFACTURED DWE LLINGS 

(d) Any manufac tured dwelling w h ich incurs substantial damage as the result of a 

flood, must be elevated to the standards listed in (e) or (f)below. 

(e) A ll manufactured dwe llings to be placed or substantially improved within Zones 
A, AE or A l-30 shall be elevated on a permanent foundat ion such that the lowest 
floor of the manufactured dwe ll ing is at or above three feet above the base flood 
elevation and shall be securely anchored to an adequately anchored foundation 
system in accordance with Section 3 .51 0(5) and requirements of the Oregon 
Residentia l Specialty Code. 

( I ) ;New or substantially improved manufacntred dwe llings supported on s olid ___.--{ Formatted: Font: (Default) Times New Roman, 12 pt 

foundation walls shall be construc ted w i th flood openings that comp ly with 
Section 3 5 1 0( 6 )· ___.--{ Formatted· Font· (Default) Times New Roman 12 pt • 

~ 
(2) The bottom o f the lon <> itudinal chassis frame beam sha ll be at or above Base ~ 

Flood Ele vation ; ~ 
~ 

(3) New or substantiallv imoroved manufactured dwellin<rs shall be an chored to ~ 
12revent tlo tation, collapse, and lateral movement during the base flood. 
A nchoring me thods may inc lude, but are not limited to, usc of over -the-top or 
frame t ies to ground anchors (Reference FEMA's " Manu fa ctured Home 
Installation in Flood Hazard Areas" guidebook for additional techniques). 
and· ~ 

~ 

......... ..---~ 
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(4) Elec trical crossover connec tions shall be a minimum of twe lve ( 12) inches "'! Formatted: Indent: Left: 0.5'', No bullets or numbering 

(t) 

above Base Flood Ele vation (BFE). ~ Formatted: Font: (Default) Times New Roman, 12 pt 

~Formatted: Indent: Left: 0", F~rst hne: 0" 
Manufacntred dwe llings to be placed or substantially improved on sites in a 
Velocity (VI-V30, VE afl&, V or Coastal A) Zones shall meet the fo llowing 
require ments: , tHat are HOI suejeet to tfie aeOYe ffiBHUfaeturea dwelliHg flFO YisiOHS , 
shall be elevated so that: 

UL_(l ) The lo•n•esl Hear bottom of the longin1dinal chaswsis f rame beam of Formatted: Font: 12 pt 

the manufac tured dwe lling heme: is elevated to a minimum of three feet 

-----
Formatted: Strikethrough 

above the base flood elevation, eF and ---- Formatted: Font: 12 pt 

D<"d "''"' "' '""''"" w; U> "" "'"'"'' ""'""'' ;., Soc<;oo 3.51 0{10} o~ Formatted: Strikethrough 

(2 ) Formatted: Font: 12 pt 
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movement in oeeorelanee witl! reEjttirements of tae Oregon Resielential 
Speeialty Coele. Electrical crossover connections shall be a minimum of 12 
inches above base flood elevation. 

(8) RECREATIONAL VEHICLES: Recreational vehicles may occupy a site in a Specia l 
Flood Hazard Area for periods of 180 consecutive days or less provided they are fully 
licensed and highway ready. Recreational vehicles are on its wheels or j acking system, is 
attached to the site only by quick disconnect type utilities and security devices and has no 
permanently attached additions. Recreational vehicles that do not meet these criteria 
become manufactured dwellings and must be anchored and e levated pursuant to this 
ordinance. 

(9) SPECIFIC STANDARDS FOR FLOODWA YS: Located within areas of special flood 
hazard established in Section 3.51 0(2) are areas designated as regulatory floodways. Since 
the flood way is an extremely hazardous area due to the velocity of flood waters which carry 
debris, potential projectiles, and erosion potential, the following provisions apply: 

(a) Prohibit encroJchments. including fill, new construction. substantial __.-{ Formatted: Font: (Default) Times New Roman, 12 pt 

improvements, ~nd _other development with in the adopted f!ill!l~.!2!Y floodway 
unless certificatig..rr __ by a rcgts lcred prg.!.illl\?2~ivil en~!I!~-~~_nxovided __.-{ Formatted: ~~~tiJ[):~~~~~:nmes New R'?!"an,..!_2~ 
demonstrating thrq.!lli.~ hydrologir pnd hy•J.t:~:!l.t.S.!:gl.!!.l.~es per(o.rr~,~!J!.l . .!l.f.~~rdance 
with standard engineering practic~ .that l_i.~_P.!QP~~g_!=ncroacu!~l.f:.~l.\J.!:!2.ll.!1!2!...result 
in any increase in flood levels W_l_thin_!ht;_~:Q!!~fr!.~!}i_ty during !h:::..~:~IC\!IT<:.ll~e of_the 
base flood dischar~Enereael!ments in the regulatory Hooelway iRelt~eiRg till, Rew 
eoHstntetioH, suestontial impro·•emeRts anel other deYelepmetH ore prol!ieited 
\l!l}OSS eertifieatien is pro•1ided B)' a pro~ssio Ral registered eivil Ollgineer 
demellstroti:ftg tl!ret~gh l!ytlrelogie aad hyaraulie aRalysis perfemted iR aeeerdaaee 
witl! staadard e!lgineeriflg praetiee tl!at sueh e!lereael!metlt shall Ret rest!lt iR ftB)' 

inerease in Heed levels dttring tl!e eeettffenee of tl!e ease Heed disel!arge. 

(b) If Subsection 9(a) is satisfied , all new constru ction and substantial improvement 
shall comply with all app licable flood hazard reduct ion provisions of Section 
3.510(5) and (6). 

(c) A community may permit encroachments within the adopted regulatory floodway _..----{ Formatted: Font: (Default) nmes New Roman, 12 pt 

that would resu lt in an increase in base flood elevations, provided that a Cond itional 
Letter of Map Revision (CLOMR) is applied for and approved by the Federal 
Insurance Administrator, and the requirements for such revision as established 
under Volume 44 of the Code of Federal Regulations, section 65.12 are fulfi lled. l.f 
l!ydrologie and l!ydraulie analysis iaEiieotes aa i:fterease iH floodleYels , tae Bflplieaet 
sl!ell oetaia a CenEiitional Letter of Mop Revision (CLOMR) from FeMA eefere 
aRy eneroael!meRt, iRelttEiing f.ill, Hew eenstreetien, sttestantial improYemeRt, or 
etl!er deYelepment, iH the regulator)' Headway is permitted. UpeH eempletiee of 
tl!e prejeet, ettt no later tl!an sbE mofltHS after prejeet eompletiell, a Letter of Map 
Re· .. isian (LOMR) sl!all ee SHemitted te FEMA to reHeet tl!e el!onges OR tl!e FIRM 
ond/ar Flood IAS\IFOHee Study. A LOMR is reEjt~ired oBI)' when the CLOMR 
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deettffients an inerease in fleod le\·e ls d~ring the oeettn-enee ef the ease fleod er 
wl!ere j38SI develoj'lffient eonditiens do not refleet wl!at was j'lFOposed on the 
CLOMR. 

(d) Projects for stream habitat restoration may be permitted in the floodway provided: 

( l) The civil engineer shall, as a minimum, provide a feasib ility analysis and 
certification that the project was designed to keep any rise in I 00-year flood 
levels as elose to zero as J'lFBetieally J'lOSsiele and that no structures will be 
impacted by a potential rise in flood elevation ; and, 

(2) An agreement to monitor the project, correct problems, and ensure that flood 
carrying capacity remains unchanged is included as part of the local 
approval. 

(e) Before a Regulatory Floodway is determined in an Al-A30 or AE Zone: In areas 
where a regulatory floodway has not been designated, no new construction, 
substantial improvements or other development (including fill) shall occur within 
an AE Zone designated on the community's Flood Insurance Rate Map, unless it is 
d emonstrated that the cumulative effect of the proposed development, when 
combined with all other existing and anticipated development, will not increase the 
water surface elevation of the base flood more than one foot at any point within the 
community. 

(f) As noted in "The Flood Insurance Study for Tillamook County" as revised on 
September 28, 2018, certain areas of Tillamook County are subject to heavy tidal 
influence and sheet flows. Floodways are not app licable in this type of flooding. 
Thus, the following areas are not subject to the requirement of Section (9)(e) above: 

( l) Nehalem River downstream of cross-section A 
(2) Nestucca River where it joins Nestucca Bay 
(3) Tillamook River 
(4) Wilson River from cross-sections A toY 
(5) Trask River from cross-sections A to AF 
(6) Kilchis River downstream of cross-section c ... ___________ ~.-----1 Formatted: Font: 12 pt 

[ <.!) In areas where a reou latorv flood way has not been des iunated . no new construction."'------
substantial imQrovcmcnt. or other development (including fi ll) shall be Qermitted 
with in Zones A l-30 and AE on the co mmuni!_y 's Flood Insurance Rate MaQ 
(FIRM), unless 1t IS demonstrated that the cumulative effect of the Qroposed 
deve lopment. when comb ined with all other existing and anticiQated development . 
will not increase the water surface elevation of the base flood mo re than one foo t 
at any point within the community. 

(10) SPECIFIC STANDARDS FOR COASTAL I-I1GH HAZARD AREAS (V, VE orV l-V30 
ZONES): Located within areas of special flood hazard established in Section 3.5 1 0(2) are 
Coastal High Hazard Areas. These areas have special flood hazards associated with high 
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velocity waters from tidal surges and, therefore, in addition to meeting all p rovisions in 
this Section the following provisions shall apply to residential, non-residential, 
manufactured dwellings and other development in Coastal High Hazard Areas: 

(a) All new constmction and substantial improvements in Zones V 1-V30, VE tlft4, V 
and coastal A zones (where base flood e levation data is available) shall be elevated 
on pilings and columns so that: 

(I) 

(2) 

The bottom of the lowest horizontal structural member of the lowest floor 
(excluding the pilings or columns) is elevated !e er aee'>'e a minimum of ____.-{ __ F_o_rm_ att_ed_ : _st_ri_ke_th_ro_ug""-h-----------' 

one foot above the base flood level: and 

The pile or column foundat ion and structure attached thereto is anchored to 
resist flotation, collapse and lateral movement due to the effects of wind and 
water loads acting simultaneously on all building components. ~Formatted: Font: (Default) _"!:imes New Roman, 12 pt 

load ing values used shall be those associated with the base flood. Wind 
loading values used shall be those specified by the State of Oregon Specialty 
Codes . WiHEI aaEI Naler leaEimg ·,·ahtes shall eaek have a eae pereeat ekaaee 
efeeiRg C(,J:H&leEI er elleeeEieEI iR aRy gi·teR year ( IQQ year meaR reeHrreRee 
iRtm·al). 

(b) A registered professional engineer or architect shall develop or review the stmctural 
design, specifications and plans for the construction and shall certifY that the design 
and methods of constmction to be used are in accordance with accepted standards 
of practice for meeting the provisions of (a)(!) and (a}(2) above. A certificate shall 
be submitted, signed by the registered professional engineer or architect that the 
requirements of this Section will be met. 

(c) Obtain the elevation (in relation to mean sea level) of the bottom of the lowest 
stmctural member of the lowest floor (excluding pilings and columns) of all new 
and substantially improved stntctures in Zones V l-30, VE, and V and whether or 
not such stmctures contain a basement. The Community Development Director 
shall maintain a record of all such information. 

(d) All new constmction shall be located landward of the reach of mean high tide. 

(e) Provide that all new constntction and substantial improvements have the space 
below the lowest floor either free of obstmction or constntcted with non-supporting 
breakaway walls, open wood lattice-work, or insect screening intended to collapse 
under wind and water loads without causing collapse, displacement, or other 
stmctural damage to the elevated portion of the building or supporting foundation 
system, For the purpose of this Section a breakaway wall shall have a design safe 
loading resistance of not less than I 0 and no more than 20 pounds per square foot. 
Use of breakaway walls which exceed a design safe loading resistance of20 pounds 
per square foot (either by design or when so requ ired by local or state codes) may 
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be permitted only if a registered professional engineer or architect certifies that the 
designs proposed meet the following conditions: 

( ! ) Breakaway wall collapse shall result from a water load less than that which 
would occur during the base flood; and 

(2) The elevated portion of the building and supporting foundation system shall 
not be subject to collapse, displacement, or other structural damage due to 
the effects of wind and water loads acting s imultaneous ly on a ll building 
components (structural and nonstructural). Maximum wind and water 
loading values to be used in this determination shall each have a one percent 
chance of being equaled or exceeded in any given year (100-year mean 
recurrence interval). 

(f) If breakaway walls are utilized, such enclosed space shall be usable solely for 
parking of veh icles, building access, or storage. Such space shall not be used for 
human habitation . 

(g) Proh ibit the use of fill for structural support ofbuild ings. 

(h) Proh ibit man-made alteration of sand dunes, including vegetation removal, which 
would increase potential flood damage. 

( II ) SPECIFIC STANDARDS FOR AREAS OF SHALLOW FLOODING (AO ZONE): 
Shallow flooding areas appear on FIRM's as AO zones with depth designations. The base 
flood depths in these zones range from 1 to 3 feet where a clearly defined channel does not 
exist, or where the path of flooding is unpredictable and where velocity flow may be 
evident. Such flooding is usually characterized as sheet flow. In these areas the following 
provisions apply: 

(a) Require adequate drainage paths around structures on slopes to guide floodwaters 
around and away from proposed structures. 

RESIDENTIAL 

(b) New construction and substantial improvements of residential struchtres (including 
manufactured dwellings) within AO zones shall have the lowest floor (including 
basement) elevated above the highest grade adjacent to the building, a minimum of 
one foot above the depth number specified on the FIRM (at least two feet above the 
highest adjacent grade if no depth number is specified). For manufactured 
dwell ings the lowest floor is considered to be the bottom o f the longitud inal chassis 
frame beam . 

NON-RESIDENTIAL 
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(c) New construction and substantial improvements of nonresidential structures, 
including manufactured dwellings used for non-residential purposes, within AO 
zones sha ll either: 

.m Have the lowest floor (including basement) elevated above the highest 
adjacent grade aEI;jaeeal to the building, a minimum of one foot above the 
depth number specified on the FIRM (at least two feet above the highest 
adjacent grade if no depth number is specified): or 

...--1 
_...-j 

~ 

~ . . ... 
(2) Together w1th attendant utility and samtary fac il111es, be completely 

floodproofed to one foot above the depth number specified on the FIRM so 
that any space below that level is watertight with walls substantially 
impermeable to the passage of water and with structural components having 
the capability of resisting hydrostatic and hydrodynamic loads and effects 
of buoyancy. If this method is used, compliance shall be certified by a 
registered professional engineer or architect as in Subsection (6)(c)(3) of 
this Section. 
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(13) SPECIAL ADMINISTRATIVE PROVISIONS FOR FH ZONE: 

(a) Designation of the Local Administrator: The Community Development Director of 
Ti llamook County is hereby appointed to administer and implement the provisions 
of this Flood Hazard Overlay Zone by granting or denying development permit 
applications in accordance with its provisions. 

(b) Duties of the Communi ty Development Director shall include, but not be limited 
to: 

( I) Review of all Floodplain Development Permits for construction and other 
development within an Area of Special Flood Hazard identified on the 
Flood Insurance Rate Map to assure that the requirements of this Section 
have been satisfied and that all other necessary permits have been obtained 
from those federal , state or local governmental agencies from which prior 
approval is required. 

(2) Review all other pennit applications to determine compliance with this 
Section. 

(3) Notify adjacent communities and the Department of Land Conservation and 
Development prior to any alteration or relocation of a watercourse, and 
submit evidence of such notification to the Federal Insurance 
Administration. 

(4) Require that maintenance is provided within the altered or relocated portion 
of said watercourse so that the flood carrying capability is not diminished. 

(5) Provide base flood elevation and structure elevation requirements to the 
Building Official. 

(6) Determine if structures meet substantial improvement or substantial damage 
thresholds. 

(7) Where base flood elevation data is provided through the Flood Insurance 
Study or required within th is Section, obtain and record on an Elevation 
Certificate the actual elevation (in relation to mean sea level) of the lowest 
floor (including basement) of all new or substantially improved structures, 
and whether or not the structure contains a basement. 

(8) For all new or substantially improved tloodproofed structures: 

0911 0/20 18 I/5/2 022 

(a) Verify and record the actual elevation (in relation to mean sea level), 
and 
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(b) Maintain the floodproofing certifications required in this Section. 

(9) Maintain for inspection in perpetuity the affidavits of certification required 
in this Section. Affidavits of certitication, such as elevation certificates, V 
zone certification, floodproofing, breakaway walls, floodway no-rise, etc., 
are required to be submitted by the permit applicant for elevations and 
structural requ irements as specified in this Section, both pre- and post­
construction, u tilizing forms provided for this purpose by FEMA. 
Elevations may be certified by a licensed surveyor or a registered 
pro fessional arch itect or engineer. Structural requirements may be certified 
by a registered professional architect or engineer. 

( 10) Where interpretation is needed requiring the boundaries of the areas of 
special flood hazard, the Community Development Director will make the 
necessary interpretation. The person contesting the ruling of the 
Community Development Director shall be given a reasonable opportun ity 
to appeal the ruling as provided in Section 3.510(15). 

( II) When base flood elevation has not been provided ns set fo rth ia Sec tion 
3.510(2), the Community Development Director shall obtain. re, ·iew and 
reasonably utilize any base flood data and floodway avail able from feder~l . 
state, or other source in order to administer the provisions of Section 3 .51 0. 

( 12) All records pertaining to the provisions of this Section shall be maintained 
in the Tillamook County Community Development Department and shall 
be open for public inspection. 

(13) When a Variance is granted, the Community Development Directo r shall 
give written notice that the structure wi ll be allowed to be built with the 
lowest floor elevation at o r below base flood elevation, and that the cost of 
flood insurance will be commensurate with the increased risk resulting from 
the lowest floor elevation. 

(c) Restrict the location of structures placed on undeveloped parcels between Brooten 
Road and the Nestucca River, from the Woods Bridge downstream to map cross­
section line F on the amended floodway map for the Nestucca River. 

Such structures shall occupy no more than 62.5% of the lot width of the parcel to 
be built upon. This requirement does not apply if the stntcture is built upon pilings 
with the area beneath the structure open to permit passage of flood water. 

Any such structure shall comply with all other requirements of this Section and 
shall provide a regulatory floodway analysis for structures in the floodway. The 
intent of this Subsection is to maintain a minimum of 1000 feet of open space on 
the east bank of the Nestucca River, between Brooten Road and the river, from the 
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Woods Bridge structure downstream to map cross-section line F on the amended 
floodway map for the Nestucca River. 

(d) Publicly owned open land recreation parks and accessory restroom facilities , where 
allowed in the underlying zone, shal l be allowed in floodplain areas below the base 
flood elevation. The accessory restroom facilities shall be located outside of 
floodplain areas if possible. If it is not possible, the restroom structures shall be 
located: 

( l) On the highest portion of the park grounds; and 

(2) Be wet-floodproofed; and 

(3) Maintain riparian setbacks; and 

( 4) Adequate back flow valves shall be installed; 

If the structure is located in a designated floodway, it shall conform to I through 4 
above and shall be small enough and positioned so that it will not divert 
floodwaters. Any structure located within the regulatory floodway must have a 
floodway analysis to assure there is no-rise in base flood elevation. 

(e) All residential and non-residential develop ment and substantial improvements, 
within the Pacific City Airport Overlay Zone where the height is restricted by the 
PAO zone, below that allowed by the underlying zone, shall conform to the FH 
zone regulations except that the lowest floor elevation and the floodproofing shall 
be certified at the base flood elevation given on the FIRM maps instead of the 
required three foot above base flood elevation level. Any stntcture located within 
the regulatory flood way must have a floodway analysis to assure there is no-rise in 
base flood elevation. 

(14) DEVELOPMENT PERMIT PROCEDURES: A development permit shall be obtained 
before construction or development begins within any area of special flood hazard zone. 
The permit shall be for all structures including manufactured dwellings, and for all 
development including fill and other development activities, as set forth in the Definitions 
contained in this Sec tion of the Land Use Ordinance. 

(a) Application for a development permit shall be made on fonns fumished by the 
Community Development Director and shall include but not necessarily be limited 
to: plans in duplicate drawn to scale showing the nature, location, dimensions, and 
elevations of the area in question, existing or proposed structures, fill, storage of 
materials, drainage facilities , and the location of the foregoing. Specifically, the 
following information in 3.51 0( 14)(a)( l )-(4) is required and Development Permits 
required under this Section are subject to the Review Criteria put forth in Section 
3.510(14)(b): 
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( I ) Elevation in relation to mean sea level of the lowest floor, including 
basement, of all structures as documented on an Elevation Certificate; 

(2) Elevation in relation to mean sea level to which any proposed structure will 
be floodproofed as documented on an Elevation Certificate; 

(3) If applicable, certification by a registered professional engineer or architect 
that the floodproofing methods fo r any nonresidential structure meet the 
floodproofing criteria in Subsection (6)(c)(3) of this Section; and 

(4) Description of the extent to which any watercourse will be altered or 
relocated as a result of proposed development. 

(b) Development Permit Review Criteria 

(I) The fill is not within a Coastal High Hazard Area . 

(2) Fill placed within the Regulatory Flood way shall not result in any increase 
in flood levels during the occurrence of the base flood d ischarge. 

(3) The fill is necessary for an approved use on the property. 

(4) The fill is the minimum amount necessary to achieve the approved use. 

(5) No feasib le alternative upland locations exist on the property. 

(6) The fill does not impede or alter drainage or the flow of floodwaters. 

(7) If the proposal is for a new critical facili ty, no feasib le alternative site is 
available. 

(8) For creation of new, and modification of, Flood Refuge Platforms, the 
fo llowing apply, in addition to (14)(a)(l-4) and (b)(l-5): 

1. The fill is not within a floodway, wetland, riparian area or other 
sensitive area regulated by the Tillamook County Land Use 
Ordinance. 

u. The property is actively used for livestock and/or fann purposes, 
111. Maximum platform size = 10 sq ft of platform surface per acre of 

pasture in use, or 30 sq ft per animal, with a 1O-ft wide buffer around 
the outside of the platform, 

1v. Platforn1 surface shall be at least I ft above base flood elevation, 
v. Slope of fill shall be no steeper than 1.5 horizontal to 1 ve11ical, 
v1. Slope shall be constructed and/or fenced in a manner so as to prevent 

and avoid eros ion. 
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Conditions of approval may require that if the fill is found to not meet criterion (5), 
the fill shall be removed or, where reasonable and practical, appropriate mitigation 
measures shall be required of the property owner. Such measures shall be verified 
by a certified engineer or hydrologist that the mitigation measures will not result in 
a net rise in floodwaters and be in coordination with applicable state, federal and 
local agencies, including the Oregon Department of Fish and Wildlife. 

(c) Before approving a development permit application for other than a building, the 
Community Development Director may determine that a publ ic hearing should be 
held on the application. Such hearing shall be held before the Planning 
Commission and a decision made by the Planning Commission in accordance with 
the provisions o f Article X!Q. 

( 15) APPEALS, REDUCTIONS AND VARIANCES: 

(a) An appeal of the m ling of the Community Development Director regarding a 
requirement of th is Section may be made to the Tillamook County Planning 
Commission pursuant to Section I 0.1 00. 

(b) Reductions of the "3 feet above base flood e levation" standard may be granted by 
the Communi ty Development Director, upon findings that: 

( I) Strict application of the three-foot standard would prod uce an unreasonable 
or inequitable result; and 

(2) A lesser elevation requ irement wi ll not result in an apprec iable increase in 
flood damage. 

Reductions to below foot above base flood elevation require a Variance as 
described in (c), below. 

The intent of this p rovision is to lim it this application of the Director's discretion to 
those rare and unusual circumstances where the three-foot standard would result in 
unnecessary and burdensome development requirements. 

(c) Variances to the standards contained in Section 3.510 shall be is sued only in 
accordance with the following criteria : 

( I) Generally, the only condition under which a variance from the elevation 
standard may be issued is for new construction and substantial improvements 
to be erected on a lot of one-half acre or less in size contiguous to and 
surrounded by lots with existing structures constructed below the base flood 
level , providing the items in subsection ( 15)(c)(2) have been fully considered. 
As the lot s ize increases the technica l justification required for issuing the 
variance increases. 

0911 0/20 18 1/5/2022 Tillamook County Land Use Ordinance 3.510 (FH) 28 



(2) The following items shall be considered in review of variance applications: 
(i) The danger that materials may be swept onto other lands to the injury 

of others; 
(ii) The danger to life and property due to flooding or eros ion damage; 
(iii) The susceptibility of the proposed facility and its contents to flood 

damage and the effect of such damage on the individual owner; 
(iv) The importance of the services provided by the proposed facility to 

the community; 
(v) The necess ity to the facility of a waterfront location , where 

applicable; 
(vi) The availability of alternative locations for the proposed use which 

are not subject to flood ing or erosion damage; 
(vii) The compatibility of the proposed use with existing and anticipated 

development; 
(viii) The relationship of the proposed use to the comprehensive plan and 

flood plain management program for that area; 
(ix) The safety of access to the property in times of flood for ordinary and 

emergency vehicles; 
(x) The expected heights, ve locity, duration, rate o f rise, and sediment 

transport of the flood waters and the effects of wn ve nction. if 
applicable, expected at the site; and, 

(xi) The costs of prov iding governmental se rvices during and after tlood 
conditions, including maintenance and repa ir o f public ut ilities and 
facilities such as sewer, gas, electrical, and water systems, and streets 
and bridges. 

(3) Variances may be issued for the reconstruction, r,;habi litation, o r resto rat ion 
of structures listed on the National Register o f Historic Places or the Statewide 
Inventory of Historic Properties, without regard to the procedures set forth in 
this section. 

(4) Variances shall not be issued within a designated flood way if any increase in 
flood levels during the base flood discharge would result. 

(5) Variances shall only be issued upon a determination that the variance is the 
minimum necessary, considering the flood hazard, to afford relief. 

(6) Variances shall be issued only upon: 

09/10/20181/ 5/2022 

(i) A showing of good and sufficient cause; 
(ii) A determination that failure to grant the variance would result in 

exceptiona l hardship to the applicant; 
(ii i) A determination that the granting of a variance will not result in increased 

flood heights, additional threats to public safety, extraordinary public 
expense, create nuisances, cause fraud on or v ictimization of the public 
as identified in subsection (15)( c)(2), or conflict with existing local laws 
or ordinances. 
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(6) UL__ Variances as interpreted in the National Flood Insurance Program are based--{ Formatted: Indent: Left: 0.5'', No bullets or numbering 

on the general zoning law principle that they pertain to a physical p iece of property; they 
are not p ersona l in nature and do not perta in to the stmcture, its inhab itants, economic or 
financia l c ircumstances. They primarily address small lots in densely populated residential 
ne ighborhoods. As such, variances from the flood elevations should be quite rare . 

(7) (]l__ Variances may be issued for nonresidential bu ildings in very limited--{ Formatted: Indent: Left: 0.5'', No bullets or numbering 

circumstances to allow a lesser d egree of floodproofing than watertigh t or dry-
floodproofing, where it can be determined that such action will have low damage potential, 
complies with a ll other variance criteria except subsection (1 5)( c)( I), and otherwise 
complies wi th general standards in Section 3.5 1 0(5). 

(8) !2.L_Any applicant to whom a variance is granted shall be g iven written notice--{ Formatted: Indent: Left: 0.5'', No bullets or numbering 

that the structure wi ll be permitted to be built with a lowest floor e levation below the base 
flood elevation and that the cost of flood insurance will be commensurate with the 
increased risk resulting from the reduced lowest floor elevation . 

.(QL_(e) The procedures for rev iewing and taking action on a 
variance under the provisio ns of th is Section shall be pu rsuant to the 
procedures for a Type II review in accordance with Article I 0 of the 
TCLUO. 

(16) REQUI RE MENTS TO NOTIFY OTHER ENTITIES AND SUBMIT NEW TECHNICAL 
DATA: 

A COMMONTY BOUNDARY ALTERATIONS: The Flood lain Adm inistrator 
shall notifv the Federal Insurance Admin istrator in writing whenever the 
boundaries of the community have been modified by annexation or the community 
has otherwise assumed authority or no longer has authority to adopt and en force 
floodplain management regulations fo r a pmt icular area . to ensure that al l Flood 
Hazard Boundary Maps (FI-IBM) and Flood Insurance Rate Maps (F IRM) 
accurate ly represent the community's boundaries. Include within such notification 
a copy of a map of the communi ty suitable for reproduction. clearly delineating the 
new corporate limits or new area for which the communitv has assumed or < < 

relinq uished floodulain manaoement regulatory authority . .---1 
•--; 

(8) WATERCOURSE ALTERATIONS: The Floodpla in Administrator shall notify the 
Federal Insurance Administrator Ill writing whenever the boundaries of the 
community have been mocli fied bv annexatiOn 0 1 the com muni tY has otheiwise 
assumed authority or no lnngcr has authority to adopt and enforce tloodplain 
management regulations for a particu lar area. to ensure that all Flood Hazard 
Boundary Maps (FI-J BM) and Flood Insurance Rate Maps (FIRM) accurately 
represen t the community's boundaries. Include within such notitlcation a copy of a 
map of the community suitable for reproduction. clearly delineating the new 
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corporate limits or new area for which the community has assumed or relinquished 
floodplain management regulatorv authoritv. _.-j 

. "'><--1 
REQUIREMENT TO SUBMIT NEW TECHNICAL DATA: A commun itv's base 
flood elevations may increase or decrease resulting from Qhysical changes affecting 
flooding conditions. As soon as 12racticable, but not later than six months after the 
date such mfonnat10n becomes available, a commumty shall notify the Federal 
Insurance Administrator of the changes by submitting technical or scientific data in 
accordance with Section 44 of the Code of Federal Regulations (CFR), Sub-Section 
65.3. The community may require the applicant to submit such da ta and review fees 
required for conwliance with this section through the apQlicable FEMA Letter of 
Ma12 Change (LOMC) process. 

The Floodplain Admin istrator shall require a Conditional Letter of Map Revision 
prior to the issuance of a floodplain develoQment permit fo r: 
A. Proposed floodway encroachments that increase the base flood e levation; and 
B. Proposed development which increases the base flood elevation by more than 
one foot in areas where FEMA has provided base flood elevations but no floodway. 

An applicant shall notify FEMA within six (6) m,Hlths of project coumlt>tion when 
an applicant has obtained a Conditiona l Letter of Map Revision t£:.10MR) from 
FEMA This notification to FEMA shall be provided as a Letter of Map Revision . 
(LOMR)., ·-· 

~ 

..---1 
+---1 

SUBSTANTIAL IMPROVEMENT AND SUBSTANTIAL DAMAGE_.._, ---1 
ASSESSMENTS AND DETERMlNA TION. Conduct Substantial Improvement "-....._ 
(SI) reviews for all structural development proposal applications and maintain a \ 
record of ST calculations within permit files. Conduct Substantial Damage (SO) 
assessments when structures are damaged due to a natural hazard event or other 
causes. Make SD determinations whenever structures within the SQecial flood 
hazard area are damaged to the extent that the cost of restoring the structure to its .. 
before damaged cond1t10n would equal or exceed 50 Qercent of the market value of 
the structure before the damage occurred. 
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(l116) COMPLIANCE: All development within special flood hazard areas is subject to the 
tenns of th is ordinance and other aQplicable regulations. 

___.--{ Formatted: Font: (Default) Times New Roman, 12 pt 

(18) PENALTIES FOR NONCOMPLIANCE: No stmcture or land shall hereafter be ___.--{ Formatted: Font: (Default) nmes New Roman, 12 pt 

constmcted, located, extended. converted. or altered without full compliance with the tem1s 
of this ordinance and other apQiicable regulations. Violations of the Qrovisions of this 
ordinance by failure to comply with any of its requirements (including violations of 
conditions and safeguards established in connection with conditions) shall be subject to 
citation and fines in addition to and not in lieu of any other enforcement and penalties 
contained in this Ordinance or other County Ordinance or State law and be subject to a fine 
of not less than Five Hundred Dollars ($500) and not more than One Thousand Do llars 
($1.000) per day. Noth ing contained herein shall Qrevent Ti llamook County. from taking __.--{ Formatted: Font: (Default) Times New Roman, 12 pt 

such other lawful action as is necessary to prevent or remedy any violation. 
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( 19) ABROGATION: .This ordinance is not intended to repeal, abrogate. or impair any existing __.---{ Formatted: Font: (Default) Times New Roman, 12 pt 

easements covenants. or deed restrictions. However. where this ordinance and another 
ordinance, easement. covenant, or deed restriction conflict or overlap, whichever imposes 
the more stringent restrictions shall p revai l. 

(20) SEVERABI LITY: This ord inance and the various parts thereof are hereby declared to be __.---{ Formatted: Font: (Default) Times New Roman, 12 pt 

severable. I f any section clause. sentence. or phrase of the Ordinance is held to be invalid 
or unconstitutiona l by any court of competent jurisdiction. then said hold in!!: sha ll 111 no 
wav effect the validity of the remaining portions of this Ord inance. 

~~2~l~)~~m=T~E~R=P~R~E~T~A~T~I~O~N=:LJI~l~~~~e~il~l ~~~a~,~re~t=a=ti=o=n~a=n=d~a~p~p=li=c=a=ti=o=n~o~r~t~h~i~s =o~rr=!~in~a~n~c~e~.=a=!l _ ____ ~~rmm~: ~M:(~~~~~~w~-~~2~ 
provisions shall be: 
!) Considered as minimum requ irements; 
2) Liberally constmed in favor of the goveming body; and. 
3) Deemed nei ther to limit nor repeal any other powers granted under state statutes. 

(22) \V ARNING: The degree of flood protection required by this ordinance is considered __.---{ Formatted: Font: (Default) Times New Roman, 12 pt 

reasonab le for regulatory purposes and is based on sc ientific and engineering 

23 

considerations. Larger floods can and will occur on rare occasions . Flood heights may be 
increased by man-made or natural causes. Th is ordinance docs not imply that land outside 
the a reas of special flood hazards or uses permitted within such areas will be free from 
flooding or flood damages. 

Ti llamook Coun 
for any flood da mages that result from reliance on this ordinance or any administrative 
decision lawfully made hereunder. 

{lil__PROVISIONS: The provisions of Section 3 .5 10 shall take precedence over a ll prior 
resolutions or orders of the Board of County Commissioners relating to Floodplain 
Management. 
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SECTION 4.130: DEVELOPMENT REQUIREMENTS FOR GEOLOGIC HAZARD 
AREAS 

Sections 
4.130(1) 

4.130(2) 

4.130(3) 

4.130(4) 

4.130(5) 

4.130(6) 

Purpose 

Applicability 

Geologic Assessment Review 

Geologic Report Standards 

Decisions of Geologic Assessment Reviews 

Development Standards for Uses Subject to Review 

4.130( 1) Purpose 
The purpose of these Development Requirements for Geologic Hazard Areas is to 
protect people, lands and development in areas that have been identified as being 
subject to geologic hazards by: 

a) Identifying areas subject to natural hazards; 
b) Assessing the risks to life and property posed by development in areas of known 

natural hazard susceptibility; and 
c) Applying standards to the siting and design of development on lands subject to 

natural hazards that will reduce the risk to life and property from these hazards. 

The provisions and requirements of this section are intended to provide for identification 
and assessment of risk from geologic hazards, and to establish standards that limit 
overall risk to the community from identified hazards to a level acceptable to the 
community . However, it must be recognized that all development in identified hazard 
areas is subject to increased levels of risk, and that these risks must be acknowledged 
and accepted by present and future property owners who proceed with development in 
these areas. 

4.130(2) Applicability 
The following areas are considered potentially geologically hazardous and are therefore 
subject to the requirements of this section: 

a) All lands partially or completely within categories of "high" and "moderate" 
susceptibility to shal low landslides as mapped in Oregon Department of Geology 
and Mineral Industries (DOGAMI) Open File Report 0-20-13, Landslide hazard 
and risk study of Tillamook County, Oregon; 

Page 1 of 9 



b) All lands partially or completely within categories of "high" and "moderate" 
susceptibility to deep landslides as mapped in DOGAMI Open File Report 0-20-
13, Landslide hazard and risk study of Tillamook County, Oregon; 

c) All lands partially or completely within a "debris flow fan" as mapped in DOGAMI 
Open File Report 0-20-13, Landslide hazard and risk study of Tillamook County, 
Oregon; 

d) All lands partially or completely within a rapidly moving landslide as mapped in 
DOGAMI IMS-22, GIS Overview Map of Potential Rapidly Moving Landslide 
Hazards in Western Oregon, 2002. All lands along the oceanfront. 

e) Lots or parcels where the average existing slopes are equal to or greater than 19 
percent within or adjacent (contiguous) to hazard risk zones described in (a) 
through (d) above for any lot or parcel less than 20,000 square feet in size or lots 
or parcels where the average existing slopes are equal to or greater than 29 
percent within or adjacent (contiguous) to hazard risk zones described in (a) 
through (d) above for any lot or parcel greater than 20,000 square feet in size 
where development is proposed. 

f) Any other documented geologic hazard area on file, at the time of inquiry, in the 
office of the Tillamook County Community Development Department. A 
"documented geologic hazard area" means a unit of land that is shown by 
reasonable written evidence to contain geological characteristics or conditions 
which are hazardous or potentially hazardous for the improvement thereof. 

The publications referenced above are not intended to be used as a site-specific 
analysis tool. The County will use these publications to identify when a Geologic Hazard 
Review is needed on a property prior to development. 

4.130(3) Geologic Assessment Review 
a) Except for activities identified in Subsection 3(b) of this section as exempt, any 

new development or substantial improvement (as defined in Article 11) in an area 
subject to the provisions of this section shall require a Geologic Assessment 

Review. 

b) The following development activities are exempt from the requirement for a 
Geologic Assessment Review: 

1. Maintenance, repair, or alterations to existing structures that do not alter the 
building footprint or foundation and do not constitute substantial improvement 
as defined in Article 11. 

2. Exploratory excavations under the direction of a certified engineering 

geologist or registered geotechnical engineer; 
) 
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3. Construction of structures for which a building permit is not required; 

4. Yard area vegetation maintenance and other vegetation removal on slopes 
less than 25%; 

5. Forest operations subject to regulation under ORS 527 (the Oregon Forest 
Practices Act); 

6. Maintenance and reconstruction of public and private roads, streets, parking 
lots, driveways, and utility lines, provided the work does not extend outside 
the existing right-of-way boundary; 

7. Maintenance and repair of utility lines , and the installation of individual utility 
service connections; 

8. Emergency response activities intended to reduce or eliminate an immediate 
danger to life, property, or flood or fire hazard; and 

9. Beachfront protective structures subject only to regulation by the Oregon 
Parks and Recreation Department under OAR Chapter 736, division 20. 

c) Application, review, decisions, and appeals for a Geologic Assessment Review 
shall be a Type I procedure in accordance with Article 10. Applications for a 
Geologic Assessment Review may be made prior to or concurrently with any 
other type of application required for the proposed use or activity. Except for 
exempt activities listed under Section 4.130(3)(b), Geologic Assessment Review 
shall be completed prior to any ground disturbance. 

d) All applications for Geologic Assessment Review shall be accompanied by a 
Geologic Report prepared by a qualified geoprofessional (as defined in Article 
11) that meets the content requirements of Section 4.130(4 ), at the 
applicant/property owner's expense. 

e) For development activities that are subject both to this section and Section 3.530: 
Beach and Dune Overlay Zone, one complete Geologic Report can be used for 
meeting the requirements of this section and Section 3.530. 

4.130(4) Geologic Report (Engineering Geologic Report and Geotechnical 
Engineering Report) Standards 
a) For the purposes of Section 4.130, a Geologic Report refers to both engineering 

geologic reports and geotechnical engineering reports . 

b) The Geologic Report shall include the required elements of this section and one 
of the following: 

1. A statement from a certified geoprofessional that the use and/or activity 
can be accomplished without measures to mitigate or control the risk of 

) 
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geologic hazard to the subject property resulting from the proposed use 
and/or activity; 

2. A statement from a certified geoprofessional that there is an elevated risk 
posed to the subject property by geologic hazards that requires mitigation 
measures in order for the use and/or activity to be undertaken safely sited 
on the property; or 

c) Geologic Reports required pursuant to this section shall be prepared consistent 
with standard geologic practices employing generally accepted scientific and 
engineering principles, and shall at a minimum contain the applicable provisions 
outlined in the Oregon State Board of Geologist Examiners publication 
"Guidelines for the Preparation of Engineering Geologic Reports", 2nd Edition, 
5/30/2014 or other published best practice guidelines for engineering geologic or 
geotechnical engineering reports , consistent with current scientific and 
engineering principles. Reports shall reference the published guidelines upon 
which they are based. 

d) For oceanfront property, Geologic Reports shall also address all the 
requirements of Section 3.530 (6)(f) to the extent applicable and based on best 
available information. 

e) Geologic Reports required by this section shall include the following from the 
preparer(s) of the report: 

a. A statement that all the applicable content requirements of this subsection 
have been addressed or are not applicable to the review. An explanation 
must be accompanied with any requirement identified as not applicable; 

b. A descri ption of the qualifications of the professional(s) that prepared the 
report; and 

c. A statement by the preparer(s) that they have the appropriate qualifications to 
have completed the report and all its contents. 

f) All Geologic Reports are valid for purposes of meeting the requirements of this 
section for a period of five (5) years from the date of preparation. Such reports 
are valid only for the development plan addressed in the report . Tillamook 
County assumes no responsibility for the quality or accuracy of such reports. 
Within that five-year period, the Planning Director can require at their discretion 
an addendum by a certified geoprofessional certifying that site conditions have 
not changed from the original report. 

4.130(5) Decisions of Geological Assessment Reviews 
A decision on a Geologic Assessment Review shall be based on the following 

standards: 
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a) The Geologic Report shall meet the content standards set forth in Section 
4.130(4 ). 

b) In approving a Geologic Assessment Review, the decision maker may impose 
any conditions which are necessary to ensure compliance with the provisions of 
this section or with any other applicable provisions of the Tillamook County Land 
Use Ordinance. 

c) In the event the decision maker determines that additional review of the Geologic 
Report by a qualified geoprofessional is necessary to determine compliance with 
this section, Tillamook County may retain the services of such a professional for 
this purpose. The applicant shall be responsible for all costs associated with the 
additional review. The results of that evaluation shall be considered in deciding 
on the Geologic Assessment Review. 

4.130(6) Development Standards for Uses Subject to Review 
In addition to the conditions, requirements and limitations imposed by a required 
Geologic Report, all uses subject to a Geologic Assessment Review shall conform to 
the following requirements: 

a) Hazard Disclosure Statement: All applications for new development or substantial 
improvements subject to Geologic Assessment Review shall provide a Hazard 
Disclosure Statement recorded with the Tillamook County Clerk's Office and signed 
by the property owner that acknowledges: 

1. The property is subject to potentia! natura! hazards and that development 
thereon is subject to risk of damage from such hazards; 

2. The property owner has commissioned an engineering geologic report for the 
subject property, a copy of which is on file with Tillamook County Planning 
Department, and that the property owner has reviewed the Geologic Report 
and has thus been informed and is aware of the type and extent of hazards 
present and the risks associated with development on the subject property; 

3. The property owner accepts and assumes all risks of damage from natural 
hazards associated with the development of the subject property. 

b) Mitigation measures: If on-site structural mitigation measures are required as a 
condition of approval, the applicant shall, prior to the issuance of zoning compliance, 
record on the title to the subject property a notification that includes a description of 
the measures or improvements and that also specifies the obligation of the property 
owners to refrain from interfering with such measures or improvements and to 
maintain them. 

c) Safest site requirement: All new structures shall be limited to the recommendations, 

1if any, contain in the Geologic Report; and 
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1. Property owners should consider use of construction techniques that will 
render new buildings readily moveable in the event they need to be relocated; 
and 

2. Properties shall possess access of sufficient width and grade to permit new 
buildings to be relocated or dismantled and removed from the site. 

d) Minimum Oceanfront Setbacks: In areas subject to the provisions of this section, the 

building footprint of all new development or substantial improvement subject to a 
Geologic Assessment Review shall comply with the requirements of Section 
3.530(8) Oceanfront Setbacks. 

e) Erosion Control Measures: All uses subject to a Geologic Assessment Review shall 
address the following erosion control measure requirements, designed by a qualified 
geoprofessional: 

1. Stripping of vegetation, grading, or other soil disturbance shall be done in a 
manner which will minimize soil erosion, stabilize the soil as quickly as 
practicable, and expose the smallest practical area at any one time during 
construction; 

2. Development plans shall minimize cut or fill operations so as to prevent off­
site impacts ; 

3. Temporary vegetation and/or mulching shall be used to protect exposed 
critical areas during development; 

4. Permanent plantings and any required structural erosion control and drainage 
measures shall be installed as soon as practical; 

5. Provisions shall be made to effectively accommodate increased runoff caused 
by altered soil and surface conditions during and after development. The rate 
of surface water runoff shall be structurally retarded where necessary; 

6. Provisions shall be made to prevent surface water from damaging the cut 
face of excavations or the sloping surface of fills by installation of temporary 
or permanent drainage across or above such areas, or by other suitable 

stabilization measures such as mulching, seeding, planting, or armoring with 
rolled erosion control products, stone, or other similar methods; 

7. All drainage provisions shall be designed to adequately carry existing and 
potential surface runoff from the twenty-year frequency storm to suitable 

drainageways such as storm drains, natural watercourses, or drainage 
swales. In no case shall runoff be directed in such a way that it significantly 
decreases the stability of known landslides or areas identified as unstable 
slopes prone to earth movement, either by erosion or increase of groundwater 
pressure; 
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8. Where drainage swales are used to divert surface waters , they shall be 
vegetated or protected as necessary to prevent offsite erosion and sediment 
transport; 

9. Erosion and sediment control devices shall be required where necessary to 
prevent polluting discharges from occurring. Control devices and measures 
which may be required include, but are not limited to: 

i. Energy absorbing devices to reduce runoff water velocity; 

ii. Sedimentation controls such as sediment or debris basins. Any 

trapped materials shall be removed to an approved disposal site on an 
approved schedule; 

iii. Dispersal of water runoff from developed areas over large undisturbed 

areas. 

10. Disposed spoil material or stockpiled topsoil shall be prevented from eroding 
into streams or drainageways by applying mulch or other protective covering; 

or by location at a sufficient distance from streams or drainageways; or by 

other sediment reduction measures; and 

11 . Such non-erosion pollution associated with construction such as pesticides, 

fertilizers, petrochemicals, solid wastes, construction chemicals, or 

wastewaters shall be prevented from leaving the construction site through 

proper handling, disposal, site monitoring and clean-up activities. 

f) Certification of compliance: Permitted development shall comply with the 

recommendations in the required Geologic Report. Certification of compliance shall 
be provided as follows : 

a. Plan Review Compliance: Building, construction or other development plans 

shall be accompanied by a written statement from a certified engineering 

geologist or licensed geotechnical engineer stating that the plans comply with 

the recommendations contained in the Geologic Report for the Geologic 
Assessment Review. 

b. Inspection Compliance: Upon the completion of any development activity for 
which the Geologic Report recommends an inspection or observation by a 

certified engineering geologist or licensed geotechnical engineer, the certified 
engineering geologist or licensed geotechnical engineer shall provide a 

written statement indicating that the development activity has been completed 

in accordance with the applicable Geologic Report recommendations. 

c. Final Compliance: No development requiring a Geologic Report shall receive 
final approval (e.g., certificate of occupancy, final inspection, etc.) until the 

d 
. ) 

epartment rece1ves: 1 
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i. A written statement from a certified engineering geologist or licensed 
geotechnical engineer indicating that all performance, mitigation , and 
monitoring measures specified in the Geologic Report have been 

satisfied; 

ii. If mitigation measures incorporate engineering solutions designed by a 
licensed professional engineer, a written statement of compliance by 

the design engineer; 

iii. A written statement by the qualified geoprofessional indicating that all 
erosion control measure requirements were met. 

g) Restoration and replacement of existing structures: 

a. Notwithstanding any other provisions of this ordinance, application of the 
provisions of this section to an existing use or structure shall not have the 
effect of rendering such use or structure nonconforming as defined in Article 

7. 

b. Replacement, repair or restoration of a lawfully established building or 
structure subject to this section that is damaged or destroyed by fire, other 
casualty or natural disaster shall be permitted, subject to all other applicable 
provisions of this ordinance, and subject to the following limitations: 

i. Replacement authorized by this subsection is limited to a building or 
structure not larger than the damaged/destroyed building. 

ii . Structures replaced pursuant to this subsection along the oceanfront 
shall be located no further seaward than the damaged structure being 

replaced . 

iii. Replacement or restoration authorized by this subsection shall 
commence within one year of the occurrence of the fire or other 
casualty which necessitates such replacement or restoration. 

c. A building permit application for replacement, repair or restoration of a 
structure under the provisions of this subsection shall be accompanied by a 
Geologic Report prepared by a qualified geoprofessional that adheres to the 
Geologic Report Standards outlined in this section. All recommendations 
contained in the report shall be followed . 

d. A building permit application for replacement, repair, or restoration authorized 

by this subsection shall be processed and authorized as Type I review 
pursuant to Section 10.020. 

Add to: 
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TCLUO Article 11 Amendments: Definitions proposed to be added to Article 11 

Geoprofessional: refers to a Registered Geologist (RG), Certified Engineering Geologist 
(CEG), and Geotechnical Engineer (GE). 

• Registered Geologists (RG) provide geologic maps and documents, can identify 
relative hazards, and are licensed by the Oregon State Board of Geologist 
Examiners (OSBGE). RGs cannot imply or provide recommendations for the 
siting, design, modification, or construction of structures, unless supervised by a 
CEG. RGs are defined in ORS 675.505 and ORS 672.525. 

• Certified Engineering Geologists (CEG) provide engineering geologic reports and 
are licensed by the Oregon State Board of Geologist Examiners (OSBGE). They 
apply geologic data, principles and interpretation to naturally occurring materials 
so that geologic factors affecting planning, design, construction and maintenance 
of civil engineering works are properly recognized and utilized . They can conduct 
geologic work to provide recommendations for the siting, design , modification, or 
construction of a structure. CEGs are defined in ORS 672.505 and ORS 672.525. 

• A Geotechnical Engineer (GE) is a Professional Engineer (PE) with the specific 
training, expertise, and experience to qualify as a Geotechnical Engineer (GE). 
GEs can provide geotechnical engineering reports and are licensed by the 
Oregon Board of Examiners for Engineering and Land Surveying (OSBEELS). A 
GE can investigate and evaluate physical and engineering properties of earth 
materials, and design mitigation measures to reduce risk from natural hazards. 
As defined in Oregon Statute, Professional Engineers can only perform services 
in the areas of their competence. ORS 672.005, OAR 820-020. 
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Tillamook County Department of Commu nity Development 
BUILDING, PLANNING & ON-SITE SANITATION 

151 0-B Third Street 
Tillamook, Oregon 97141 

http :1/cn.tilla mnnk.or.us 

Buildi ng {503)-8.t2-3.t07 
Planni ng {503)-8.t2-3.t08 

Sanitation {503)-8.t2-3409 
FAX {503)-842-18 19 

Toll Free 1-{800)-488-8280 

GUIDE TO BETTER UNDERSTANING 2022 HAZARD 
PLANNING UPDATES & OTHER INFORMATION 

Dear Community Member, 

Property owners who own property within our coastal communities or who own properties within close proximity to the 
ocean will be receiving a Measure 56 notice from Tillamook County regarding a series of updates to Tillamook County's 
land use program. The proposed updates reflected in the Measure 56 notice apply to specific areas within unincorporated 
Tillamook County and are a reflection of continued efforts to increase resiliency and mitigate risk of natural hazards to 
life and property in Tillamook County. Our hope is that this guide will help address questions you may have related to the 
proposed updates and how these updates might impact, if at all, future deYclopment opp01tunities for properties located 
within areas of unincorporated Tillamook County made part of this land usc planning process. 

Department staff contact in formation is included at the end of this guide. Amendment documents can be found here: 
https://www.co. tillamook.nr.us commdev/lanJu seapps at #851-21-000440-PLNG through #851-21-000442-PLNG. 

What is a Measure 56 Notice? 

Oregon voters passed a law in 1998 known as Ballot Measure 56. This law requires a jurisd iction (Tillamook County) to 
notify by mail every landowner whose property could be affected as a result of proposed ordinance changes, meaning that 
the proposed ordinance changes may limit property uses if adopted. The Department is required to send Measure 56 
notices to property owners who own property currently within the Beach and Dune Overlay Zone or those who are within 
close proximity to a beach and dune landform, informing them of the proposed updates to the Beach and Dune Hazard 
Overlay Zone contained within Section 3.530 of the Tillamook County Land Usc Ordinance This notification action is 
primarily related to the proposal to adopt new maps and data produced by the Oregon Department of Gco logy and M incral 
Industries (DOGAMT) that may alter the boundaries of the Beach and Dune Overlay zone (i.e. where the overlay zone is 
located and where implementing regulations apply). 

Other updates included in the Measure 56 notice reflect our efforts to best inform the public and members within these 
coastal unincorporated communities of other proposed updates to Tillamook County's land use program. 

Do the proposed updates applv to properties within Cities or Urban Growth Areas? 

No. The proposed updates are to the Tillamook County Land Use Ordinance and Tillamook County Comprehensive Plan 
and only apply to properties within unincorporated areas of Tillamook County outside of cities and urban growth 
boundaries. 

Will these u 

If adopted by the Tillamook County Commissioners, the proposed updates will apply to new development on a property. 
If your properly is already developed, the proposed updates may apply to future development ac ti vities including 
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proposals for additions/expansions or remodels of existing structures. A determination largely depends on what ts 
proposed, the location of proposed development and the extent of work proposed. 

Will thes e updates prohibit me from building a home on mv propertv in the fu ture? 

Generally speaking, the updates should not prohibit the construction of a home on a property where the right to build a 
home already exists through zoning codes and policies contained w ithin the Tillamook County Land Use Ordinance and 
Tillamook County Comprehensive P lan. If you would like to v isit about potential allowable uses on your property in 
relation to the proposed updates, please contact Community Development planning staff. We are happy to v is it with you 
about how th ese updates may relate specifically to your property. 

Purpose of the Beach and Dune Overlav Zone Updates (TCLUO Section 3.530) 

Type of dune classifications w ith accompanying policies contained within the Goal 18 Beaches and Dunes element of the 
Tillamook County Comprehensive Plan and Tillamook County Land Use Ordinance determine what type of use and 
development activ ity is allowed on beaches and dunes, and what is required for development. 

The adop ted beach and dune maps made part of the Beach and Dune Overlay Zone and Tillamook County Comprehensive 
Plan are the USDA maps of Oregon' s beaches and dunes produced in 1975. The 1975 maps were adopted by Tillamook 
County and are part of administration of the land use program for properties with in the Beach and D une Overlay Zone. 

Beach and dune environments are very dynamic. The Oregon Department of Geology and Mineral Industries (DOGAMI) 
recently completed a mapping project of Tillamook County's beaches and dunes. The Department of Community 
Development is proposing to adopt the new data produced by DOGAMI to update Tillamook County's Beach and Dune 
Overlay Zone and associated maps and po licies. The goal of these efforts will result in new data, mapping and ordinance 
language to ensure future development protects coastal r esources and lessens impacts to properties and communities from 
coastal hazards. 

Included with this process are proposed updates to subsections of Section 3.530 that outline the required information to be 
contained within a beach and dune hazard report also known as a geotechnical investigation report for new development 
activities on properties wi thin the Beach and Dune Overlay Zone. These reports are currently requi red for development of 
a property and must be reviewed by Community Development in conjunction with zoning and building permits or prior to 
the submittal of zon ing and building permits. The proposed updates include additional standards or investigative findings 
a geotechnical profess ional is r equired to address w hen completing a hazard report for future development of a property. 

It should be no ted that proposed ordinance language includes a limitation on the number of years a hazard report is valid if 
not yet submitted to the Department for review in conjunction with a new development proposal. Proposed language 
limi ts validity o f a hazard report for up to 5 years. What this m eans is that if you have not yet developed your propetty 
but already have a hazard report for future development, you will want to make sure the hazard report was completed by a 
geotechnical profess ional within five years of the date of submittal of the report to the Department fo r review. 

Other updates assoc iated with development where a hazard repott is req ui red include a p roposa l to require the 
geotechnical professional to provide certification in writing that the deve lopment as constructed meets the 
recommendations and standards outlined in the report and that this certification be required prior to a final inspection or 
issuance of a certificate of occupancy by the Building Official and for dune areas that foredune stabilization measures 
have been implemented. 

Do these updates change the permit r eview process? 

The permit review process will remain the same and reports w ill continue to be reviewed as a T ype I applicat ion in 
accordance with the procedures outlined in Artic le I 0 of the Tillamook County Land Use Ordinance. These reports can 
continue to be submitted in conjunction with zoning and building permits o r prior to the submittal of zoning and building 
permits for developmrnt of a property. The current checklist for hazard report requirements will be updated upon 
adoption of any of the proposed updates. Th is wi ll occu~ no sooner than the hearing Sfheduled for April 27, 2022 . ) 
If you are prepari ng to develop a property in the conling months or have a hazard report al ready prepared for fut1.\re 
development, you wi ll want to reach out to Community Development planning staff to make sure required updates as 
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adopted through th is process are included in the hazard report prior to subm itting the report for review. P lanning staff will 
provide an updated list of required information for preparation of a hazard report that can be shared with your 
geotechnical profess ional. 

While these hazard report standards and requirements are outlined in Section 3.530, we recognize property owners and 
contractors may need some assis tance in relaying what is needed to a geotechnical profess ional. l fyou need ass istance, it 
is recommended that staff be reached out to v ia email or by setting up an appointment utilizing the Department's online 
appoin tment schedu ling tool at: 
h ttps://outlook.office365.com/owa/calendar/CommunitvDevelopmentl@co.tillamook.or.us/bookings/ . 

P urpose of Updates t o Section 4.130 : Developm ent Requirem ents for Geolog ic Hazard Areas 

I t is important to understand that this section of the Tillamook County Land Use Ordinance is not a zoning district or an 
overl ay zoning dis trict, and therefore does not determine what uses are permitted on a property. This sect ion of the 
Tillamook County Land Use Ordinance contains additional development standards that must be met when developing a 
property in a geo logic hazard area. Allowable " use" of the property has already been determined by the underlying zone 
or an overlay zone. 

As with updating mapping for T illamook County's beaches and dunes, one of the significant updates to Section 4. 130 of 
the Till amook County Land Use Ordinance is to include new maps and data for adm inistration of the requirements of this 
section. 

Existing maps identifying areas of geologic hazard in Tillamook County include I 974 and 1979 DOGAMI bulletins as 
well as the 1964 USDA Soil Conservation Service soil survey maps. The Department of Community Development is 
proposing to adopt current landside map (SLIDO maps) and data produced by DO GAMl to better identify areas of 
geologic hazard. 

Updates to this section of the Tillamook County Land Use Ordinance also include updating report requirements and 
investigation information contained within a geologic hazard report for development of a property lc.1cated in an area of 
geologic hazard. These reports are currently required for development of properties within geolog1c hazard areas and 
must be reviewed by Community Development in conjunction with zoning and buildmg permits or pr ior to the submittal 
of zoning and building permits for development of a property. The proposed updates rel1ect ' 'hat a geotechnical 
professional is required to address when completing one of these reports for development of properties w ithin areas of 
geologic hazard. 

It should be noted that proposed ordinance language includes a limitation on the number of years a geologic hazard report 
is valid if not yet submitted to the Department for review in conjunction with a new development proposal. Proposed 
language limits validity of a geolog ic hazard report for up to 5 years. What this means is that if you have not yet 
developed your property but already have a prepared geologic hazard report for future development, you will want to 
make sure the report was completed by a geo technical professional within five years of the date of submittal of the report 
to the Department for review. 

Updates also inc lude a proposal to require the geotechnical profess ional to provide certification in wntmg that the 
development as constmcted meets the recommendations and standards outlined in the report and that this certification be 
required prior to a fina l inspection or issuance of a certificate of occupancy by the Building Official. 

Do these updates ch ange the perm it review process? 

The permit review process will remain the same and reports will continue to be reviewed as a Type I application in 
accordance with the procedures outl ined in Artic le I 0 of the Tillamook County Land Use Ordinance. Th ese reports can 
continue to be submitted in conjunction with zoning and building permits or pr ior to the submittal of zoning and building 
permits for development of a property. The ctment checklist for geologic hazard report requirements wi ll be updated 
upon adopt ion of ¥\Y of the proposed updates. Whis wi ll occur no sooner than the~1earing scheduled for April ~7, 2022. 

I I l I 
If you are preparing to develop a property in the coming months or have a geologic hazard report already prepared for 
future development, you will want to reach out to Community Development planning staff to make sure required updates 
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as adopted through this process are included in the report prior to submitting the report for review. Planning staff will 
provide an updated list of required in formation for preparation of a geologic hazard report that can be shared with your 
geotec hnical professiona l. 

Purpose of the Flood Hazard Overlav Zone Updates (TCLU 0 Section 3.5 I 0) 

Tillamook County completed a series of updates and amendments to the Flood Hazard Overlay Zone in 2018 that 
included adoption of new FEMA Flood Insurance Rate Maps (FIRMS). These updates were required by FEMA for 
program consistency with the FEMA Code of Federal Regulations for deve lopmen t of properties within Areas of Specia l 
Flood Hazard (regulated flood zones) as part of our ob ligation as a participating communi ty in the National Flood 
Insurance Program (NF IP). 

New proposed amendments to the Flood Hazard Overlay Zone section of the Tillamook County Land Use Ordinance 
cons ist of a series of updates and housekeeping tasks required by FEMA. The updates include addition of definit ions or 
refinement of existing definitions, clarification to development and construction code requirements, and addition of 
several sections at the end of the ordinance related to administration and enforcement. All updates proposed are required 
by FEMA and must be adopted to remain in good standing with the National Flood Insurance Program. 

There are no map changes to the adopted 20 18 FEMA FIRMs proposed or made part of this update process. The cri teria 
for which a decision is made to approve a Floodplain Deve lopment Permit rema in the same. 

Do these updates change the permit r eview process? 

The permit review process will remain the same and Floodplain Development Permits will continue to be reviewed as a 
Type l or Tvpe II application in accordance with the procedures outlined in Artic le 10 of the Ti llamook County Land Use 
Ordinance. 

What criteria applv to the proposed am endments? 

The criteria decision makers will use as the basis in their decision-making process are contained within Article 9 of the 
Tillamook County Land Use Ordinance. There are two sets of criteria that app ly to the proposed updates- text amendment 
criteria for all Tillamook County Land Use Ordinance text changes and the map amendment criteria specifically for the 
Beach and Dune Hazard Overlay Zone. The criteria for all amendment proposals can be found here : 
https://w\vw.co. tillamook.or. us/sites/default/fileslfileattachments/communitv development/page/271 73/article 9 amend 
ment.pdf 

What is the process and who makes th e d ecision? 

The process is a legis lative map and text amendment process that requires pub lic notice and publ ic hearings follow ing the 
provisions outlined in Article I 0 of the Tillamook County Land Use Ordinance for a Type IV review process. There will 
be multiple hearings for consideration of th ese updates by the Til lamook County Planning Commission and the Tillamook 
County Board of Commissio ners. The hearing process wil l begin w ith the Tillamook County Planning Commission who 
make a recommended action to the Board of County Commissioners to deny or approve the proposed updates ( may 
include recommendation for amendment of some updates as wel l). The Board of County Commissioners wil l then take 
the proposed amendments with Planning Commission recommendations under consideration at more public hearings. The 
Board of County Commissioners will ul timately decide to approve or deny the proposed amendments which will occur no 
sooner than the hearing scheduled for April 27, 2022. 

When are the public hearings and how do I participate? 

A hearing schedule is provided below with additional details included in the Measure 56 notice also posted on the 
Department website. Citizen involvement is a critical component of this land use review process and the public is 
enrouraged to participate. Community Development staff are he~e to help assist with your participation needs and best 
an~wer questions on how to participate. Here are some he lpful tip~: 1 
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• Decisions to approve or deny a land use request are based upon the criteria. You will want to review the criteria 
that are the bas is for these decisions. Effective comments and tes timony are those related to the criteria upon 
which the Planning Commission and Board of County Commissioners are us ing as the basis for their 
recommendations and decisions. 

• Comments on the proposed updates can be provided in written form or through oral testimony at a hearing. If you 
wish to have your written comments considered by the Planning Commission and Board of County 
Co mmissioners, please email comments to Lynn Tone, DCD Office Specialist 2, at ltone@co.tillamook.or.us or 
mail written tes timony to Community Development, Attn : Lynn Tone, 1510-B Third Street, Tillamook, OR 
97 141. 

o All written comments received in email and in writing will be shared wi th the Tillamook County Plann ing 
Commission and Board of County Commiss ioners. Written comments received after a hearing packet has 
been pos ted for decision maker review public inspection will still be presented by planning staff at the 
upcoming hearing. 

• Oral tes timony will be taken at the hearings, specifically those hearings scheduled for February I Oth with the 
Tillamook County Planning Commission and Apri l 6th w ith the Board of County Commissioners. If you wish to 
speak at either of these hearings, please email Lynn with your testimony request ahead of the hearing so that the 
Chair of the hearing can call on you to speak at the appropriate time during the hearing proceedings. If you 
decide during one of these hearings that you would like testify and did not previous ly make arrangements, an 
opportunity to speak will still be afforded. There is always a " last call" for oral tes timony before the Chair closes 
the public comment portion of the hearing. 

o The public comment period of each hearing process w ith the Tillamook County Planning Commission 
and Board of County Commissioners will eventually close. To ensure you are able to testify, it is 
strongly recommended that you make arrangements to provide oral testimony at the February lOth and/or 
April 6th hearings. 

• Due to the pandemic, opportuniti es for in-person participation continue to be limited. Please continue to check 
the Commun ity Development webs ite fo r any henring proceeding updates. 

• The hearings include virtual meeting and via teleconference access. Virtual meeting links are provided on the 
Community Development homepage for Planning Commission hearings and on the Board of County 
Commissioners webpage for Board of County Commissioner hearings. Teleconference participation information 
is nlso included on each webpage for hearings and meetings. 

Virtual Hearing Information 

Tillamook County uses Microsoft Teams. You will want to make sure you install the Microsoft Teams app on your 
electronic device if you wish to participate or appear virtually at upcoming hearings. Additional information and 
helpful tips can be found on the Tillamook Planning Comm ission webpage: https://www.co.ti llamook.or.us/bc-pc 

Tillamook Countv Planning Commission H earing Dates 

6:30pm on February I 0, 2022, with staff recommendation for continuation of hearing to 6:30pm on March 10, 2022 
Recommendation on updates will not occur before the March I 0, 2022 hearing 

Tillamook Countv Board of Commissioner Hearing Dates 

I 0:30am on April6, 2022 and I 0:30am on April27, 2022 
Board action to approve or deny the proposed amendments will occur no sooner than the April 27, 2022 hearing 

Com munitv Development Department Staff Contact 

Planning Application Line: 503-842-3408 x34 12 
Sarah Absher, CFM, Director: sabsher@co.tillamook.or.us 
Lynn Tone, DCD Office Specialist 2: ltone@co.tillamook.or.us 
Melissa Jenck, CFM, Planner: mjenck@ co.tillhmook.or.us ) 
Chris Laws, Plannh: claws@co.tillamook.or.us 
Sheila Shoemaker, Planner: sshoemak@ co. tillamook.or. us 
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Tillamook County DEPARTMENT OF COMMUNITY DEVELOPMENT 
BUILDING, PLANNING & ON-SITE SANITATION SECTIONS 

Land of Cheese, Trees and Ocean Breeze 

151 0 - B Third Street 
Ti llamook, Oregon 97141 

www.tillamook.or.us 

Building (503) 842-3407 
Planning (503) 842-3408 

On-Site Sanitation (503) 842-3409 
FAX (503)842-1819 

Toll Free 1 (800)488-8280 

NOTICE TO MORTGAGEE LIENHOLDER, VENDOR OR SELLER: ORS 2I5 REQUIRES THAT IF YOU RECEIVE THIS 
NOTICE, IT MUST BE PROMPTLY FORWARDED TO THE P URCHASER. 

Public Hearing Notice 
Tillamook County Planning Commission 
Thursday, February 10, 2022, at 6:30pm 

Tillamook County Courthouse, Room A & B, 201 
Laurel A venue 

Tillamook, OR 97141 

Dear Property Owner: 

Tillamook County Board of Commissioners 
Wednesday, April6, 2022, at 10:30am & 
Wednesday, April27, 2022, at 10:30am 

Tillamook County Courthouse, Room A & B, 201 
Laurel Avenue 

Tillamook, OR 97141 

The Tillamook County Department of Community Development is making efforts to update the coastal planning program and 
these efforts are now reflected in a series of proposed amendments to the Tillamook County Land Use Ordinance (TCLUO) and 
Tillamook County Comprehensive Plan. Updates include legislative text amendments to TCLUO Section 3.510: Flood Hazard 
Overlay (FH) Zone, TCLUO Section 3.530: Beach and Dune Overlay (BD) Zone, TCLUO Section 4.130: Development 
Requirements for Geologic Hazard Areas and TCLUO Article 11 : Definitions. Updates also include incorporation of digital 
hazard mapping tools produced by the Oregon Department of Oregon Geology and Mineral Industries (DOGAMI) that if adopted, 
will become planning and comprehensive plan maps for areas of known geologic hazards, beaches and dunes. Amendments to 
Tillamook County Comprehensive Plan Goal element 7: Hazards and Goal element 18: Beaches and Dunes to reflect updates to 
the aforementioned Tillamook County Land Use Ordinance are also proposed as part of these planning update efforts. 

You have received a Measure 56 Notice because your property has been identified as one ofthe properties that may be affected by 
the adoption of these ordinance and comprehensive plan updates. The proposed amendments may affect the permissible uses of 
your property and other properties, and may change the value of your property. However, Tillamook County does not know how 
these amendments might affect the value of your property, if at all. Below is a summary of each of the proposed amendments and 
additional hearing information. 

Hearing Information: The Planning Commission meeting will be held virtually. Instructions for attending the meeting online or 
by phone will be published on the Community Development Planning Commission webpage: https:l/www.co.tillamook.or.us/bc­
ru;.. Instructions for attending are also available by contacting staff prior to the meeting at the email or phone number provided 
below. Those requiring special accommodations, and those with questions about how to participate can also contact staff prior to 
the meeting at the email or phone number provided below. The Planning Commission will hear public testimony and, based on the 
entire record in this matter, will determine whether to recommend approval of the ordinance amendments to the Tillamook 
County Board of Commissioners. 

An opportunity for public comment will be provided at the February 10, 2022, Planning Commission hearing. Please 
<\ontact Ms. Tone no later than 4:00pm on February 10, 2022, if you would like to register to provide public comment 
(juring the Planning Commission hearing (ltone@co.tillamook.or.us or 800-488-8280 x3423). Although registration is 

' 



preferred and recommended, it is not required. There will be an opportunity for all attendees of the virh1al public hearing to 
provide public comment, even if a person did not register in advance. Any comments received by noon February 1, 2022 
(submitted to ltone@co.tillamook.or.us) will be forwarded to the Planning Commission prior to the public hearing. Comments 
received after that time will be introduced into the record at the February 10, 2022, Planning Commission hearing. 

Applicable criteria include but are not limited to: Tillamook County Land Use Ordinance Artic le IX (Map and Text 
Amendments) together with compliance with the applicable Statewide Planning Goals and Oregon Administrative Rules, 660-
004,660-012,660-014,660-0 15,660-022, and Oregon Revised Statutes 197.732. 

The proposed ordinance and comprehensive plan amendments can be viewed online beginning January 10, 2022, at 
https:l/www .co.tillamook.or.us/commdev/landuseapp s. The proposed amendments are also available for inspection at the 
Department of Community Development. To make an appointment to inspec t the proposed amendments, or request a copy, 
please contact staff at 503-842-3408 X3412 or email Lynn Tone, DCD Office Specialist 2, at ltone@co.tillamook.or.us . Copies 
can also be provided at a cost of $0.25/page. 

Summary of Proposed Amendments : 

#851-21-000442-PLNG TCLUO Section 3.530: Beach and Dune Overlay (BD) Zone and Tillamook County 
Comprehensive Plan Goal 18: Beach and Dune Element: Open File Report 0 -20-04, Temporal and Spatial Changes in 
Coastal Morphology, Tillamook County, Oregon by the Oregon Department of Geology and Mineral Industries (DOG AMI) to 
replace 1975 USDA Beaches and Dunes of the Oregon Coast as Comprehensive Plan map to identify dune classifications and 
properties within the Beach and Dune Overlay (BD) Zone. Beach and Dune Hazard Report now referenced as Dune Area 
Development Permit. Clarification of activities exempt from a Dune Area Development Permit and update criteria for approval 
of a Dune Area Development Permit including specific standards that must be addressed in the accompanying geologic report 
(Engineering Geologic Report and Geotechnical Engineering Report). Adds section to address habitat restoration and 
enhancement projects for purposes of wildlife and plant habitat; codifies development requirements for remedial grading 
activities, removes language for sand mining activities; updates to requirements for beachfront protective stmch1res; addition of 
certification compliance; add definition of "Geoprofessional" to TCLUO Article 11. Added requirement for certification of 
compliance prior to final building inspection and issuance of Certificate of Occupancy. Permits will continue to be reviewed 
under a Type I land use review process. 

#851-21-000441-PLNG TCLUO Section 4.1430: Development Requirements for Geologic Hazard Areas and Tillamook 
County Comprehensive Plan Goal 7: Hazards Element: Applicabi lity section updated to use best available data to identify 
areas considered to be potentially geologically hazardous including replacement of 1979 DOGAMI Bulletin with DOGAMI 
Open File Report 0-20-13, Landslide hazard and risk study of Tillamook County, Oregon. Updated geologic assessment 
review and expanded list of activities exempt from geologic assessment review. Updated Geologic Report (Engineering 
Geologic Report and Geotechnical Engineering Report) standards. Added section for review of historical, cultural and 
archaeological resources. Added requirement for certification of compliance prior to final building inspection and issuance of 
Certificate of Occupancy. Definitions added to Article II ofTCLUO to define "Geoprofessional". Permits will continue to be 
reviewed under a Type I land use review process. 

#851-21-000440-PLNG TCLUO Section 3.530: Flood Hazard Overlay (FH) Zone: Update definitions to reflect definition 
language in FEMA Code of Federal Regulations; reference for coordination with State of Oregon Specialty Codes; addition of 
compliance and penalties for non-compliance language; modification to variance criteria to reference "functionally-dependent 
use"; language for compliance measures when altering a watercourse; addition of language for installation of underground and 
above-ground tanks and clarification language for installation of utilities; specifications for constmction of garages and 
accessory stmchtres; clarification of development requirements for the placement of manufactured homes and recreational 
vehicles; specifications for construction of pub lic restroom facilities. 

Sincerely, 

Sarah Absher, CFM, Director 
Tillamook County Department of Community Development 
sabsher@co.tillamook.or.us or 503-842-3408 x3317 
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Sarah Absher 

From: 
Sent: 
To: 
Cc: 
Subject: 

Richard Hook <hook.richard@icloud.com > 
Wednesday, January 19, 2022 11:51 AM 
Lynn Tone 
Sarah Absher 
EXTERNAL: Comment on proposed updates to the TCLOU hearing to be held Feb 10 

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

Dear Tillamook County Planning Commission, 

I am writing in response to the notice I recently received for the proposed amendments to the Tillamook County 
Land Use Ordinance and Comprehensive Plans, specifically: 

#851-21-000442-PLNG Section 3.530 (Beach and Dune Overlay) 

As a resident of Neskowin, living in the beach and dune overlay zone, and as a retired geologist who is familiar with 
both the historic Beach/Dune mapping from the USDA (1975) and the much more recent and up to date DOGAMI 
open file mapping, I fully support the proposed change to use the more up to date data from DOGAMI. The 
DOGAMI mapping is both more current and more detailed -and it is what all of the professional geolog ists working 
in the area regard as the standard "starting point" for any site investigation. 

#851-21-000441-PLNG Section 4.1430 (Geolog ic Hazard Areas) 

As above, I fully support the proposed change to use the most relevant open file reports available from 
DOGAMI. DOGAMI has done an excellent job updating the hazard assessments using modern geophysical 
techniques, resulting in a much more complete assessments of hazards. Indeed, it would be foolish not to use the 
best available resources for these critical assessments. 

#851-21 -000440-PLNG Section 3.530 (Flood Hazard Overlay) 

I have no professional opinion on this section, but it does seem to me to be common-sense housekeeping, and 
therefore I also support this change. 

In summary these changes make sense technically, and will improve the efficiency and accuracy of the permitting 
process. They will ultimately save money and quite possibly lives in the future. 

S incerely, 

Richard Hook 
Neskow in 

Hook.richard@icloud.com 
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