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Introduction & Backeround: In 2009, the Tillamook County Commissioners adopted a countywide ordinance
to regulate the use of private homes as short-term rentals (“STRs”) in the unincorporated areas of Tillamook
County.

The Tillamook County Short Term Rental Advisory Committee (STRAC) was formed by the Tillamook County
Board of Commissioners on July 18,2018, at the request of the Department of Community Development in response
to the rapid growth and increase in the number of Short-Term Rentals within the unincorporated areas of Tillamook
County and in response to concerns related to short-term rentals raised by unincorporated community residents.
The Board found that the significant number of short-term rental properties in the unincorporated communities of
Tillamook County to be a concern to many community members and desired to establish a committee to advise and
recommend solutions to issues related to short-term rental properties in the unincorporated communities of
Tillamook County. Ordinance 84 was amended in 2019 to include additional regulations recommended by the
STRAC. As part of this process, a list of recommended actions for further consideration by the STRAC and County
included consideration of a multi-family dwelling prohibition for use as STRs, parking requirements, maximum
occupancy, development of a good neighbor policy, STR permit fee increases to assist with code enforcement and
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evolution of program management and consideration of establishment of caps on the number of STRs in
unincorporated Tillamook County.

The STRAC was called to action again in late 2021 and was expanded for broader representation of communities
and industry stakeholders (Exhibit B). The STRAC began meeting early 2022 to study livability issues and address
community concerns related to STRs and tasked by the Board of County Commissioners to provide
recommendations for amendments to better address these concerns and mitigate livability issues. The Board of
County Commissioners also passed a temporary suspension on issuance of new short-term rental permits and
processing of short-term rental applications for new permits while the County worked to identify strategies to
mitigate the livability impacts of STRs in unincorporated areas of Tillamook County (Exhibit C).

Tillamook County Board Order #22-033, in the matter of temporarily suspending the processing and issuance of
new Short-Term Rental Permits in Unincorporated Tillamook County, did not impact operation or activity of
existing permitted STRs and did not suspend processing and issuance of transfers of existing permitted STRs.

Consideration of future action items listed in the 2018 STRAC report have also been folded into the 2022 STRAC
process with the exception of the development of a good neighbor policy. Development of this policy was
completed in 2021 and was a collaborative effort with the Tillamook County Visitor’s Association, vacation rental
management companies and members from unincorporated communities.

The public hearings have been scheduled and publicly noticed in the Tillamook Headlight Herald and posted
pursuant to ORS 203.045(5). Notice of public hearings were also mailed to all licensed STR owners of record and
operators. Notice of public hearings was also emailed to County CACs for membership distribution.

The STRAC process is outlined below. The proceedings for these meetings, public comments received, audio
recordings of meetings and all related meeting materials can be found on the STRAC page:
https://www.co.tillamook.or.us/commdev/page/short-term-rental -ad visory-commuittee.

STRAC Process: The STRAC held a kick-off meeting on February 1, 2022, and continued to meet monthly
through May 9, 2023. All meetings were publicly advertised and were conducted in meeting hybrid format to
afford both in-person and virtual public participation. Monthly meetings were initially held at the Tillamook Library
and later moved to the Port of Tillamook Bay due to the high number of in-person attendees. Notice of each
meeting, meeting materials and meeting summary documents have been posted on the Community Development
website under the Short-Term Rental Advisory Committee link for public access and review. These meetings have
been well attended by the public and public participation has been welcomed.

Early conversations and committee engagement focused on development of a collaborative process, established
committee goals, and identified community interests as well as self-interests. The outcome of this committee work
is included in “Exhibit D” of this report. = The committee found that many interests overlapped, including
enforcement, regulation and public safety; economics, tourism and housing; as well as quality of experience for
residents and guests in communities as well as value in community relationships. The top three interests of the
committee were focused on community livability, enforcement and public safety (Exhibit D).

The STRAC also developed nine (9) goals. These goals are as follows:

Develop consistency with regulations.

Create appropriate rules and enforce them.

Promote livability in communities.

Support community interests.

Develop a deeper understanding of the economic role of STRs in Tillamook County.
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Public Safety.
Emergency Preparedness.
Funding sources for STR program support and community livability.
STR Operator License Fee
o Funding for housing
o Funding for public safety
o Funding support for STR program.

STRAC meetings held May through October consisted of educational panels and listening sessions to better
understand community livability issues, the economic role of STRs in Tillamook County and code enforcement.
The May 2022 code enforcement presentation slides and complaint/violation data is included as “Exhibit E”. This
presentation was later used to develop updated code enforcement procedures as reflected in the Ordinance
amendments. Data collected and shared in this presentation includes a description of the nature of complaints from
2020 to summer 2022. The conclusion of the presentation was that there has not been an adequate way to collect
compliant data under the cuorrent structure of the STR ordinance. Complaints are currently made directly to the
STR owner or contact person and are not documented by the County. The data included in the May 2022
presentation slides include documentation of complaints made directly to the County and to 911. Violation of
signage requirements continues to be the most prevalent ordinance violation (Exhibit E).

The June 2022 meeting focused on implementation of the pause with continued discussion on the enforcement
section of Ordinance 84. It was concluded that a different approach to receiving, monitoring and addressing
complaints was needed. The County began working with Granicus on exploration of code enforcement support
services. These services are now reflected in the Ordinance draft amendments and include development of a 24/7
hotline.

Community representatives from Tillamook County unincorporated communities visited with the STRAC in July
2022. A series of questions were developed with Community Advisory Committee (CAC) Chairs in preparation
for this meeting. The questions were as follows:

s Please describe what “community livability” means to your community and/or what are the most important
elements of a community that create positive “livability”?

s What are the most common or prevalent complaints from STR’s by community members within your
community? Are these complainis widespread or limited to and frequent to specific STRs within your
community?

e Please name two changes, modifications or additions to the program your community feels would be the most
effective in helping to promote community livability?

o Would your community support implementation of a cap on STRs?

Neahkahnie, Neskowin and Oceanside communities recently completed community surveys as part of this process.
Surveys are found in “Exhibit P’ of this report. Some of the survey results have been bifurcated to highlight
differences in results between full-time residents and those residents who are not full-time residents or who own an
STR.

Industry representatives met with the STRAC in September. A presentation on economic benefits of the industry
was made by Nan Devlin, Executive Director, Tillamook County Visitors Association (Exhibit G). STR
management company representatives also visited with the STRAC and comments on the County’s STR program
were also shared by Jason Brandt, President & CEOQ, Oregon Restaurant Lodging Association. STR industry
representatives shared best practices for operation and management of STRs, with the majority also sharing their
desire for a stronger enforcement program that also supports STR owners and managers who are trying to do a good
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job. Rental experiences where stronger enforcement would have better supported managers trying to address noise
complaints, parking and other non-criminal activities were shared with the STRAC.

August, October, November and December 2022 meetings were focused on existing Ordinance language with
discussion on establishment of caps, discussion of permit transfers, whether or not STR permits were a property
right and land use matter, discussion of daytime events at STRs and discussion of whether or not STRs are
considered to be a business.

Staff compiled the feedback from all meetings that took place from May 2022 through December 2022, and worked
with Counsel in development of draft regulations to address community livability concerns, strengthen the County’s
enforcement portion of the program, and address public safety concerns. Staff presented the first of several draft
amendments to the STRAC at the January 2023 public meeting. The draft amendments were developed from the
following:

e Committee goals and interests

e Committee feedback in review of existing ordinance language

e Community feedback from the June STRAC meeting and community surveys

e Public comments received related to community livability issues

Two regulatory tools to address growth management of STRs in unincorporated communities were also included
in the initial draft. One tool was the establishment of caps on properties within city urban growth boundaries
(UGBs) and unincorporated communities. The second tool was a distance and density provision to limit the number
of STRs in an area where a geographic boundary had not been established (i.e. properties outside unincorporated
community boundaries and UGBs). While several growth management and reduction tools had been presented to
the STRAC, the two tools included in the January 2023 draft ordinance were those most often discussed in meetings
and in public comments.

STRAC meetings from February through May have focused on amendments to the draft and examination of those
sections of the draft related to livability issues and community concerns related to STRs. Copies of draft
amendments reflecting action taken by the STRAC can be found on the Short-Term Rental Advisory Committee
page: https://www.co.tillamook.or.us/commdev/page/short-term-rental-advisory-committee.  Copies of audio
recordings of the meetings can also be found on the bottom of the page.

Draft Amendment Discussion: Ordinance 84 includes amendment proposals both to the text of the ordinance and
the structure of the ordinance. The proposed restructuring of the ordinance is at the request of staff for better
organization and flow. A table of contents was added for organization and easy reference to applicable sections of
the ordinance. A matrix outlining the summary of amendments was provided to the STRAC at the January and
February 2023 meetings, and a copy of the matrix is included as “Exhibit H” of this report. STRAC members were
encouraged to utilize the “meets intent” column during their review of draft amendments in preparation for
committee discussions.

Section 020: Purpose and Scope. The purpose and scope section were reviewed by the STRAC. While the language
captured in the purpose statement was passed by consensus, it should be noted that some committee members felt
the purpose statement should have a narrower focus on regulation of STRs. Some committee members also felt the
economic value of STRs was not adequately highlighted in the purpose statement, and that language related to
housing should not be included in the purpose statement.

Section 030: Definitions. Definitions were reviewed for applicability and function. Those definitions not carried
out or applied to the Ordinance were removed. The STRAC spent a significant amount of time discussing definition

language for a “bedroom”, “change in ownership, “estate home”, “owner” and “transfer”. Each of these definitions
is discussed in greater detail below.
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The proposed definition of “bedroom” is outlined below. The STRAC is proposing that the maximum occupancy
for a STR change from determination of the number “sleeping areas” to the number of bedrooms. This proposed
change is driven by opinion of some STRAC members and Department staff that bedrooms are the areas in a
dwelling intended for sleeping, and that areas outside of bedrooms should not be calculated into maximum
occupancy of a STR. Support for calculation of maximum occupancy by bedroom is also reflected in public
comments and community surveys made part of the record for these proceedings.

The proposed definition of “bedroom” is a compilation of STR regulations utilized in STR programs in Oregon and
elsewhere in the nation. Input from Building Division staff in review of the Oregon Residential Specialty Code is
also reflected in this definition. The STRAC supports the following definition by majority vote:

Light, ventilation, and heating (ORSC R303.1)

An emergency escape and rescue opening (ORSC R310)

A built-in closet, clothing closet organizer, armoire or similar clothing rack or clothing storage unit.
A smoke alarm (ORSC R314.3 item 1)

A carbon monoxide detector {(ORSC R315.3) where required.

All sleeping areas used as a bedroom in a short-term rental must be permitted for that use, and no
areas may be converted to use as a bedroom without demonstration of compliance with this
Ordinance.

Committee members not in support of this definition had several concerns. Some committee members felt it was
unnecessary to add the requirement for a built-in closet, clothing closet organizer, armoire or similar clothing rack
or clothing storage unit, arguing that bedrooms in older homes were not built with a closet and this requirement was
too restrictive, Concerns were also expressed that the addition of a closet or clothing storage unit requirement
would no longer allow lofts and other areas currently used as sleeping areas in older homes, potentially impacting
maximum occupancy determinations for existing permitted STRs. Other committee members were of the opinion
that a bedroom is not a bedroom without a closet feature, citing that there was too much ambiguity in reference to
an armoire or similar clothing rack or clothing storage unit. Concerns were also raised that allowing for similar
clothing racks or clothing storage units defeated the purpose of addressing high occupancy concerns of STRs, and
that this language continued to allow higher occupancy rates where they should not be permitted.

Further review of the definition by staff included additional amendments. The definition below is a slight
modification to the definition the STRAC has accepted by majority vote, Amendments are in bold:

e Light, ventilation, and heating (ORSC R303.1)

e A minimum of 70 square feet of floor space and not Iess than 7 feet in any horizontal dimension
(ORSC R304.1).

An emergency escape and rescue opening (ORSC R310)

A built-in closet, clothing closet organizer, armoire or similar clothing rack or clothing storage unit.
A smoke alarm (ORSC R314.3) where required.

A carbon monoxide detector (ORSC R315.3) where required.

All sleeping areas used as a bedroom in a short-term rental must be permitted for that use, and no
areas may be converted to a bedroom without demonstration of compliance with this Ordinance.

® & & & =

The minimum area dimensions are recommended by Building Division staff to ensure closet areas are not converted
into bedrooms. Previous versions of the draft language included a minimum area requirement for overnight
occupancy, 50 square feet of floor area per person if more than one person is intended to occupy the bedroom. After
further consideration by building division staff, it was concluded that the minimum 70 square foot floor space
requirement establishes bedroom dimensions of 7-feet by 10-feet and could be considered adequate area for a
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bedroom with occupancy of two guests. The “where required” language for a smoke alarm was also added for
consistency with the “where required” language for a carbon monoxide detector.

“Change of Property Ownership”, “Owner” and “Transfer” are interrelated, and establish what constitutes a change
of ownership of property where a STR License has been issued. “Change of Property Ownership” definition means
the transfer of title from one person to another. The STRAC accepted this definition by consensus.

The STRAC spent a significant amount of time working through a definition for “owner”. The definition language
included in the January draft meant, the natural person or legal entity that owns and holds legal or equitable title
to the property. If the owner is a business entity such as a partnership, corporation, limited liability company,
limited partnership, limited liability partnership, trust or similar entity, all persons who own an interest in that
business shall be considered an owner for purposes of this Ordinance.

By STRAC majority vote, the definition of “owner” was amended to mean, the natural person or legal entity that
owns and holds legal or equitable title to the property. This definition was modified to account for family STRs
held in trust or a corporation and allow for agents or members to change without resulting in a change of ownership.
While some STRAC members were satisfied with the amendments to ensure properties could remain in family
ownership, other committee members were concerned that this definition would allow for corporations to hold STR
permits for properties in perpetuity even though the agents and representatives for a corporation may change over
fime.

Similarly, the STRAC spent a significant amount of time working through a definition for “transfer”. The definition
language for a “transfer” included in the January draft meant the addition or substitution of owners not included on
the original registration application, whether or not there is consideration. If multiple owners are listed on a
registration certificate, individual owners may be removed from the certificate without constituting a transfer.

By STRAC majority vote, the definition of “transfer” was amended to mean, a change in ownership of the property
where the dwelling licensed as a Short-Term Rental is located that occurs after the effective date of this ordinance.
A change in ownership does not include a change in owners on title resulting from death, divorce, marriage or
inheritance. This definition was amended by majority vote to ensure continued use of a family held STR through
significant life changes or inheritance that would not result in a change of ownership and potential loss of STR
license should transfer of a STR license no longer be permitted.

A definition for “estate” homes was added in response to concerns about the number of occupancy of larger homes
resulting in community livability issues. An “estate home” means a single-family dwelling with five (5) or more
bedrooms. This definition is significant as it relates to maximum occupancy regulations found later in the ordinance.

Some existing definitions were slightly modified or expanded upon to better reflect meaning or intent. New
definitions for “good cause”, “Good Neighbor Policy”, “Road Authority”, “road right-of-way" and "Short-Term
Rental Hearings Officer” were added to the definition section of the Ordinance to support regulatory language
contained in the Ordinance draft.

Section 040: Annual Short-Term Rental License Required, Basic Requirements for License, No Non-Conforming
Use Status Conferred. Subsections (A) and (B) were not reviewed by the STRAC and are recommended by Counsel.
Subsection (C) refers to caps and is the growth management tool recommended by the STRAC to the Board of
County Commissioners. At the direction of Counsel, staff did not include percentage caps in this language. It is
recommended that the cap percentages be established through a separate Board Order or Resolution. The langnage
contained in Subsection (C) includes the process for applications that may be assigned to a waitlist if the cap
percentage for a specific community or UGB has been met.
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Section 050: License Application and Fees. Subsection (A) outlines existing and proposed requirements for
application submittal, requiring a site plan and floor plan of the STR, updates notification procedures to neighbors,
and includes the requirement for an executed indemnification and hold harmless agreement. Draft language did
initially include requirement for a local contact person that was removed due to lack of support of the STRAC. It
was recognized by the STRAC that there are several non-local contact persons and owners who effectively manage
their STRs, and that there wasn’t adequate complaint data to support the requirement for all STRs to have a local
contact person.

Subsection (B) authorizes the STR Administrator or their designee to conduct a site visit and inspection of the STR
at the time of initial application, license renewal or during operation of a dwelling as a STR.

Subsection (C) is new and provides a timeline for submittal of missing required information so that an application
can be reviewed by the Department.

Subsection (D) contains fees for review of new applications, renewals, inspections and a fee for additional review
of a STR license resulting from requested alterations to an existing license.

The STRAC reviewed the language of this section. Concerns were raised in relation to the indemnification and
hold harmless agreement. Some committee members felt this requirement was excessive and given requirements
for an inspection, that the County should also have responsibility should there be an issue with a STR. Staff
reminded the committee that inspections are not invasive or destructive and are limited to the inspection
requirements outlined in the Ordinance.

Section .060: Term of Annual License and Renewal. STR licenses are currently valid for one (1) year, and there is
no proposal to change this provision. The STRAC discussed transfer of STR Licenses at great length throughout
the committee process. Several hours of discussion and data to understand how many ownership transfers happen
each year was evaluated by the STRAC. A copy of the ownership transfer data is included as “Exhibit I’ of this
report.

While many other sections under review by the STRAC were completed by consensus or strong majority vote, the
topic of transferability of STR Licenses was divided with a majority vote by only one or two votes. The definitions
for “ownership” and “transfer” were applied during the committee’s exploration of various options for transfers (or
prohibiting them all together). The committee could not reach consensus on any option and the strongest majority
vote was for not allowing transfer of new STR Licenses issued after adoption of any ordinance provisions. The
draft langnage reflects the options determined through majority vote, passing with a vote of 6 in favor and 5
opposed.

Options for transferability considered by the STRAC included the following:
e Prohibition of transfer for any STR License
Prohibition of transfer for newly issued STR Licenses
Allowance of 1 transfer for any STR License
Allowance of 2 transfers for any STR License
Allowance of 1 transfer for existing STR License
Allowance of 2 transfers for existing STR License
Allowance of unlimited transfers for any STR License- especially those licenses where there have been no
complaints or enforcement issues.

®« ® & & & O

It was also noted that consideration of limiting transfers is only relevant if a cap or growth management tool is
implemented. Without implementation of a growth management tool, future transfers of STR licenses would not
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need to be examined. Some committee members felt that STR Licenses should not be considered a property asset.
Others felt that limiting or prohibiting transfers is denial of a property right and is a taking of right.

Section .070: Application Reguired and Burden for Application Approval and Renewal. Relevant additions to this
section include updated parking requirements and codifies a process for review of on-street parking proposals

through the Tillamook County Public Works Department in coordination with the local fire district. Draft language
initially included a prohibition for on-street parking in response to community livability and public safety concerns.
After further discussion with the STRAC and the Tillamook County Public Works Department, it was determined
that on-street parking could continue to be allowed through a formal review process to mitigate transportation
CONCEInS.

Proposed language includes establishment of minimum parking space dimensions for off-street and on-street
parking. These dimensions were determined by staff and the Tillamook County Public Works Director, STRAC
members expressed concern over proposed parking area dimension requirements not previously included for review
of parking spaces. Committee members were concerned that existing licensed STRs may not meet updated parking
requirements at time of license renewal due to newly imposed parking space dimension requirements, risking ability
for existing licenses to be renewed. Tt was also acknowledged that previously determined maximum occupancy
limits may be reduced as a result of a reduction of parking spaces due to compliance with new parking space
dimension requirements. While the majority vote of the STRAC was to implement parking space dimension
requirements, it should also be noted several committee members were concerned about how these new
requirements will impact on-street and off-street parking allowances for existing licensed STRs.

The updated parking requirements proposed in this section have been developed to address community livability
concerns and mitigate public safety concerns. The Department does not have adequate data available at this time
to determine impacts, if any, that may affect renewals of existing licensed STRs or maximum occupancy of STRs.
The Department will begin an assessment of potential impacts to existing licensed STRs following adoption of
ordinance language related to parking standards, and will continue to work with the Tillamook County Public Works
Department and fire districts to further assess traffic issues as they relate to public safety.

Proof is required for use of a garage for parking to confirm garage space can be dedicated to meet parking
requirements. Draft language also includes a proposal that a parking diagram be provided to renters and posted
within a prominent location with the STR.

Existing language requires compliance with County Ordinances 74 and 75 for Transient Lodging Tax filing
compliance and continues to require inspections at initial licensing and every three years. Both the STAC and
Department staff evaluated the inspection timeline and find the three-year inspection timeframe is adequate. No
changes to these requirements are proposed.

Section .080: Operation Requirements and Standards for Short-Term Rentals. Limitations for daytime and
nighttime occupancy are established in this section. The amended definition for a “bedroom” was applied during

the conversations as well as the definition for an “estate home”. Maximum occupancy for nighttime guests is two
(2) persons per bedroom plus two (2) additional persons. By majority vote, the STRAC also proposes to allow for
up to three (3) additional children aged 12 and under. The reason for this allowance is to offset impacts to maximum
occupancy of existing STRS where sleeping areas such as lofts or dens have been used to calculate maximum
occupancy. Committee members also felt this allowance encourages family occupancy and family use of STRs.

A limitation on the number of nighttime guests was established for “estate homes”, defined as a home with 5 or

more bedrooms. Maximum nighttime occupancy is limited to 14 guests with an additional allowance for 3 children
under the age of 12,
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Data collected by the Department shows the number of rentals within various maximum occupancy categories.
Data confirms the majority of licensed STRs in unincorporated Tillamook County (roughly 85%) accommodate 10
or fewer guests (Exhibit J). Data confirms at least 29 existing licensed STRs will be impacted by the proposed
maximum occupancy limitation of up to 14 guests, and it is recognized that some of the 151 licensed STRs
accommodating 11-15 guests may be impacted. Impacts are minimized or negated by the additional allowance of
up to three (3) children aged 12 or under.

The STRAC acknowledged daytime use of a STR may include guests and daytime occupancy limits were
established. Daytime and nighttime occupancy limits coincide with daytime and quiet time hours of 7:00am to
10:00pm and 10:00pm to 7:00am the next day, respectively.

The proposed language in this section was passed by either a strong majority vote or consensus. Dissenting votes
were not supportive of allowing two additional persons and three children, stating that these allowances do not
address existing community livability (occupancy) concerns and may increase occupancy in some STRs.

The STRAC also considered proposals for allowing exceptions to the maximum occupancy limitations for estate
homes, specifically homes in remote areas or homes located on large areas of land where the size of the property
mitigates offsite impacts to surrounding neighbors. This proposal was of interest to committee members and staff
will continue to work with Counsel on ordinance language to allow exceptions for these properties. To date, there
are no proposals developed due to challenges with development of exception criteria that do not fall within the
framework of a land use decision.

Notable amendment to parking requirements is the proposal to require one (1) parking space per bedroom, an
amendment to the existing one (1) space per sleeping area. Language to encourage off-street parking is included.
Also included is an option to allow off-site parking for a STR within 500 feet of the licensed STR provided a shared
parking agreement between the STR owner and landowner is submitted to the Department. Concerns of conversion
of residential properties converted to parking lots were raised by some committee and community members. To
address these concerns, staff and counsel are proposing that no more than two (2) parking spaces be allowed for
off-site parking.

The STRAC also reviewed language proposals to address community livability concerns related to noise. The
majority vote was achieved with incorporation of the terms “unreasonable” and “unreasonably sustained™ noise.
Action language was also added, requiring a 30-minute response time by the contact person to address any daytime
noise complaints.

Some STRAC members expressed concerns that daytime noise regulations are difficult to enforce, and that STR
properties will be held to a higher standard than other properties in the vicinity. Committee members felt that the
best way to address community livability concerns related to noise was through implementation of a County noise
ordinance, effective in equal enforcement to all properties in unincorporated communities. Committee members
also felt that the proposed language was punitive to STR owners by inability to address noise complaints to the
satisfaction to the complainant’s discretion. Staff explained current limitations on adoption and enforcement of a
County-wide noise ordinance. The language for daytime noise regulations was softened to better address concerns -
expressed by STRAC members.

Noise prohibition language during quiet hours was also expanded from what is in the current ordinance and received
a majority vote by committee members. The terms “amplified” and “unreasonable” were used in this subsection.
Staff continue to work with recommendations by Counsel to better address livability concerns related to noise.

Staff and Counsel do have concerns related to enforcement of “unreasonable” and “unreasonably sustained” noise.

Counsel’s thoughts on this matter are captured in a memorandum included as “Exhibit M” of this report. Staff and
Counsel will be prepared to visit with the Board during the hearing proceedings.
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Fire and life safety inspection requirements are outlined in subsections (K} and (L) of Section .080. Amendments
to this section include a requirement for a licensed electrician to complete electrical work for dwellings used as a
STR. This requirement is recommended by Building Division staff to mitigate fire and life safety risk. A standard
for exterior lighting has been included to mitigate light pollution (glare) onto adjacent properties.

Solid waste collection and management provisions were reviewed by the STRAC. The STRAC considered
language requirements for use of bear-proof cans to better address urban/wildlife conflicts in residential
neighborhoods. It was concluded that any proposed language requirements focus on secure garbage containers so
that containers remain in compliance with franchise requirements. New Janguage has been added to require garbage
containers not be left outside beyond pick-up day/time and that garbage not be placed outside of designated
carts/cans. The proposed language of this section was passed by STRAC consensus.

The STRAC also agreed to the amendments related to interior and exterior posting by consensus. Mandatory
posting language can be found as subsections (IN) and (O). Minor amendments have been made to mandatory
interior postings. Language has been added to require the County’s 24/7 non-emergency number (STR Hotline) be
included on the interior posting. The interior posting document is provided to the owner or contact person at the
time of STR License issuance or renewal by the STR Administrator. Upon adoption of this language, the forms
issued to STR owners and operators will be updated by the STR Administrator to reflect any adopted amendments.

Exterior signage is required for use of a dwelling as a STR. Ordinance 84 currently requires that exterior signage
be posted for the duration of time the dwelling is licensed as a STR. Language is proposed to require exterior
signage be of adequate size so that required information can be easily read from road right-of-way. Also included
is a requirement that the County’s 24/7 non-emergency number (STR Hotline) be included on exterior signage.
Exterior signage is not furnished by the Department. Development and installation are the responsibility of the STR
owner or operator. Due to various company marketing strategies and CCR standards, it was determined during the
previous amendment process that development of exterior signage be the requirement of the STR owner or operator.

In addition to the exterior signage requirements, the STRAC strongly recommends an online registry of licensed
STRs in unincorporated Tillamook County be posted on the Department website so neighbors and others can easily
find pertinent information for licensed STRs. STRAC requests that the owner, contact person, contact information,
property address, occupancy maximum and parking maximum be included in the online registry for each STR. This
recommendation is in response to community member concerns of approaching STR properties or being unable to
read exterior signage without entering the property. ‘

The Department supports this request and, with Board consent, would like to move forward with development of
an online registry. The registry can be maintained in-house and updated on a regular basis.

Subsections (P) and (Q) identify types of transient, non-permanent and temporary shelters prohibited from being
used as a STR. This language is currently within Ordinance 84 but has been amended for further clarification. Also
included is a prohibition of use of an Accessory Dwelling Unit (ADU) as a STR. This prohibition has been included
in response to community concerns related to lack of available workforce housing and loss of housing due to
conversion of dwellings to STRs. These prohibitions were supported by STRAC consensus.

.090: Additional Inspections Required. This section has been expanded to include specific inspection requirements
for STRs served by an onsite wastewater treatment (sanitation) system. Chris Chiola, Environmental Program
Manager, Tillamook County Onsite Sanitation. The STRAC supported by consensus the proposed language
amendments to with modifications to clarify systems installed or repaired within the past five years were not subject
to an Authorization Notice, and that an Existing System Evaluation Report could be accepted as an aiterative to
requiring an Authorization Notice. The language in the May 24, 2023, draft reflects the edits requested by the
STRAC for this section.
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.100: Additional Requirements and Prohibitions. This section has been amended to add language and directive for
use of the STR Hotline, a 24/7 dispatch service under contract with Tillamook County to assist with STR complaints
and violations. Response time reflects a proposed increase from 20-minutes to 30-minutes with implementation of
the hotline and dispatch service. The language of this subsection requires an owner or contact person to respond
and resolve the complaint or successive complaints within one-hour of the time the complaint was received by
dispatch. Unresolved complaints will result in a violation of Ordinance 84.

Development of the STR Hotline and dispatch service is ongoing with a target implementation date of July 1, 2023.
Department staff are working with the dispatch service and are in the testing phase of this new program element.
Implementation process is close to completion.

Staff find the dispatch service is a critical element in the Department’s efforts to better track and respond to STR
activity-related complaints. Complaint data on record with the Department is very limited due to the current process
outlined in Ordinance 84 that directs complaints to go directly to the owner or contact person of the STR. Data
collection through this dispatch service is critically needed to better understand the type and nature of complaints
impacting community livability in unincorporated Tillamook County. This data is also needed for consideration of
future improvements to the Department’s enforcement program. The amended complaint process and
implementation of the STR Hotline was passed by majority vote. It should be noted that some STRAC members
expressed concemns that the program has not yet been implemented and fully tested.

Subsection (D) addresses prohibition of uses of a STR. This is a newly added section developed to help address
community livability concerns related to events (parties), unattended barking dogs, and other activities that may
take place outside of the scope of residential use of a STR that may also impact community livability. The events
langnage was significantly modified from the January 2023 draft through robust committee discussion and public
feedback. Initial proposed language included prohibition of specific types of events such as birthday parties and
wedding celebrations. After further discussion and consideration by the STRAC, it was concluded that the type of
event was not necessarily the issue, rather the number of guests at the event that often attribute to community
livability issues related to noise and parking.

Recognizing that some events may be able to take place at a licensed STR that fall outside of the scope of Ordinance
84, an allowance was made for events that have an approved Temporary Use Permit, issued upon land use review
and approval. The provisions of this section were passed in part by majority vote and by consensus. There were
some committee members who felt that the number of people allowed at an event during daytime hours should not
be limited and that Ordinance 84 did not have the authority to prohibit or limit parking within public road right-of
way. :

.110: Implementation of this Ordinance and Application to Short-Term Rentals Licensed on the Date of it’s
Adoption. The majority of provisions of this section have been omitted from the January 2023 draft upon
confirmation from the Board of County Commissioners that reducing the number of licensed STRs is not a desired
outcome of this process. As mentioned previously in this report, the STRAC was tasked with recommendation of
regulations to address community livability issues. The STRAC was also tasked with recommending one growth
management tool for the STR program.

Unless the Board desires to adopt program changes with the intention to reduce the number of STRs in communities,
the language in this section related to attrition is not applicable. Concerns have been raised by some STRAC
members and in public comments that adoption of the proposed regulations under review are reduction tools as the
proposed regulations will severely impact operation of existing STRs or result in denied renewals due to lack of
ability to comply with some of the proposed regulations. Examples shared included compliance with proposed
parking requirements and calculation of occupancy based on “bedrooms™ as defined. Should the Board agree with
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these concermns, staff recommend that language be considered for deferred compliance for existing licensed STRs.
Staff and Counsel continue to work on this language and will be prepared to speak to this section at the hearing.

.120: Violations. Violation section has been expanded to include discovery of material misstatements or providing
false information in the application or renewal process for a STR License. Violation of any County ordinance
constitutes a violation of Ordinance 84. This includes violations of ordinances for transient lodging tax filing,
management of solid waste, roads, building, planning and onsite sanitation.

.130: Penalties, This section has been updated by Counsel and staff and is a new addition to the Ordinance. The
first occurrence of one or more violations is not subject to a fine. Ongoing penalties include fines of up to $500 per
violation.

Subsection (C), Revocation & Suspension, has been expanded to include discovery of material misstaternents and
false information provided on an application for a new STR License or renewal. Procedures for written notice of
violation, citation and revocation or suspension is outlined in Subsection (D). The property owner may appeal the
STR Administrator’s decision under the procedures of Section .140.

.140: Appeals of County Decisions Regarding Short-Term Rentals. Section .140 was developed by Counsel and
staff. This section outlines the procedures for submittal of an appeal and the appeal process. Current ordinance

language requires the Board to consider and hear appeals related to STRs. The proposed process includes the Board
appointment of a STR Hearings Officer to serve as judicial decision maker to hear and decide any alleged civil
infraction under this ordinance and to render the County’s final decision in any civil enforcement matter. Language
states that a STR Hearings Officer’s decision shall be final on the date the decision is mailed to the appellant and is
appealable only by writ of review to Tillamook County Circuit Court.

.150: Severability. There are no substantive changes to this section. Language has been updated by Counsel.

STR Cap Proposal: The STRAC considered growth management tools at the request of the Board of
Commissioners at the April 18, 2023, meeting. Committee members concluded establishment of caps was the best
growth management tool moving forward, and by majority vote supported the proposal to increase the percentage
of STRs in each community by 1% with direction of staff to continue working with each community to establish a
cap percentage that best meets the desires of the community.

The STRAC discussed what a “balanced approach” to establishment of caps in each unincorporated community
should look like. It was acknowledged that percentages should vary by community and that areas within
communities primarily developed as vacation properties should be omitted or excluded from cap limitations.

Some committee members expressed concerns that any regulation making it harder for a property owner to operate
a STR is a reduction tool, and that a cap system should not be considered at this time given the severity of newly
proposed regulations that will negatively impact existing licensed STRs.

Other growth management tools may be incorporated into the program, however other options such as density and
distance requirements would result in loss of licenses of currently STR licensed properties.  The majority of
committee members present for this discussion felt it was not the objective of the committee to make a
recommendation to the Board that would result in a reduction of the current STR program pool.

It was also recommended that the 1% increase and cap have a sunset date of either six months, or one to two years
so that reconsideration of implementation of caps can take place after additional data can be collected for each
community. Data collection includes impact assessment to existing licensed STRs due to compliance with newly
adopted ordinance regulations; the number of transfers; number and nature of complaints; and examination of
economic impacts resulting from implementation of a cap system.
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Should the Board support implementation of a cap for each unincorporated community and UGB, along with the
proposal by the committee with the 1% increase in allowable number of STRs in each unincorporated community,
staff will be prepared to present numbers to the Board at the May 30, 2023, hearing. Counsel has recommended
that cap percentages be established through Board order or resolution when action is taken to lift the pause. Staff
supports this suggestion to avoid continuous amendments to Ordinance 84 as staff continues to work with each
unincorporated community and city to determine appropriate caps for each area.

Administrative Changes & Preparation for Implementation of Ordinance #84 Amendment #2

In preparation for adoption of the proposed amendments, staff is in process of updating STR application forms,
checklists and other documents related to the program. Notice of adoption of regulations will be provided to all
STR owners of record and known management companies. Staff is also preparing to hold informative meetings
with STR owners and operators upon adoption of any new regulations so that program participants have an
opportunity to ask questions regarding any program and regulation changes.

Staff are also prepared to begin working with unincorporated communities and cities on proposals for establishment
of individual community and UGB area caps.

Closing Comments

I would like to personally thank committee members and community members who have given so much of their
time to serve on the committee and participate in this process. Public comments shared with the committee have
been extremely valuable throughout the process and are greatly appreciated. I would also like to thank panelists
and guests, CACs, and County staff for their participation and assistance throughout this process.

The Short-Term Rental Advisory Committee is of great value to Tillamook County and the County’s short-term
rental program. I would like to request that the Short-Term Rental Committee remain a functioning committee,
serving at the pleasure of the Board of County Commissioners to assist the Department in monitoring the growth
of short-term rentals as well as continued review of Ordinance #84. I would like to propose that vacant positions
on the committee be filled prior to a meeting in the spring of 2024, and the committee continue to meet at least once
per year. Meeting on an annual basis allows for review and discussion of collected data, sharing of Department
updates on the effectiveness of the program, and an opportunity to continue review of any long-term action items
requested by the Board of County Commissioners.

Exhibits

Ordinance 84 Draft dated May 23, 2023

STRAC Board Orders

STR Board Order for Implementation of Pause

STRAC Presentation of Goals & Interests

STRAC Code Enforcement Presentation

Community Surveys

STRAC Presentation by Nan Devlin, Tillamook County’s Visitor’s Association
Ordinance Comparison of Changes Matrix

Ownership Transfer Information

Maximum Occupancy Information

Number of Nights Rented

STRAC STR Program Status Presentation

Memorandum of Issues the STRAC Did Not Address or Embrace by Mr. Dan Kearns
STRAC Member Reflections
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O. Public Comments Received After May 9, 2023
P. Ordinance 84 Amendment #1 (Current Ordinance)
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BEFORE THE BOARD OF COUNTY COMMISSIONERS
FOR TILLAMOOK COUNTY, OREGON

In the Matter of Reguiating Short Term )

Rentals, Establishing Standards and ) ORDINANCE #84

Fees, Providing for a Permit, and ) Amendment #2

Creating Penalties for Violations of ) -

This Ordinance )

010.... Title

020.... Purpose and Scope

030.... Definitions Lo

040.... Annual Short-term Rental License Heqmred Basic Requlrements for a License,
No Nonconforming Use Status Conferred :

050.... Application and Fees e

060.... Term of Annual License and Henewal T 5

070.... Application Required and Burden for License Approval and Renewal

080.... Operational Reguirements and Standards for Short Term Rentals

090.... Additional Inspections Required . .

100.... Additional Requirements and Prohibitions

110.... Implementation of this Ordinance and Application to Short-Term Rentals
Licensed and Operating on the Date of its Adoptlon

120.... Violations

130.... Penalties

140.... Appeals of County Demsmns Regardlng Short-Term Rentals

150.... Severablhty

The Board of Commissioners for Tillamook Cbunty ORDAINS as follows:

.010

Title. The provisions contained in this Ordinance are intended to authorize and

regulate the short-term rental use of residentia!l dwelling units on all property in
unincorperated Tillamook County and shall be known as the Tillamook County Short
Term Rental Ordinance.

A. Repeal. Tillamook County Ordinance 84, Amendment 1 (adopted April 19, 2019)

Page 1

(Tilamook County Short Term Rental Ordinance) is hereby repealed in its
entirety.

Adoption. The following sections are hereby adopted and shall be entitled the

“Tillamook County Short-Term Rental Ordinance,” as set forth herein, and are
collectively referred to as “this Ordinance.”
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.020
A.

Purpose and Scope.
This Ordinance provides reasonable and necessary regulations for the licensing
of short-term rental use of residential dwelling units, the purposes of which are to:

1. Protect the health, safety and welfare of short-term and long-term renters,
property owners, and neighboring property owners throughout Tillamook
County.

2. Balance the legitimate livability concems of residential neighbors with the
rights of property owners to use their property as they choose.

3. Provide visitors to Tillamook County with ye’ésoﬁéble opportunities and a
range of short-term rental and vacation-occupancy options.

4. Recognize the need to limit shori-term rentals within neighborhoods to ensure
compatibility with, and livability of, established owner-occupied
neighborhoods, while recognizing the benefits of shori-term rentals in
providing recreation and employment opportunities, as well as transitional
housing and busmess or hospltal related short stays.

5. Protect the character of the County s establlshed neighborhoods by limiting
the number, concentration, and scale of full-time short-term rentals in
residential nelghborhoods '

6. Provide fundlng support for County housmg devetopment initiatives to
address local affordable and workforce housing needs and increase
avallablllty of housmg for people who want to live/work in Tillamook County.

Wlth the adoptlon of these regulations the County finds that the transient rental

~of dwelling units has the potential to be incompatible with the residential
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neighborhoods in which they are situated and to have a damaging impact on the

livability of those neighborhoods. Therefore, special regulation of dwelling units
used for short-term rental, transient or vacation occupancy, is necessary to
ensure these uses will be compatible with surrounding residential neighborhoods
and will not matenally alter the livability of the neighborhoods in which they are
located. e

A shori-term rental license is revocable permission to operate a short-term rental,
but only as provided in this Ordinance. A license may be terminated, revoked or
not renewed if the standards of this Ordinance are not met. This Ordinance
provides the administrative framework for certification and the operation of short-
term rentals and provides a process by which owners can appeal County
decisions related to shori-term rentals.

. The regulations in this Ordinance are not intended to permit any violation of the

provisions of any other law or regulation. Any exemptions allowed by this
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.030

Ordinance shall not exempt the short-term rental from any other applicable
requirement, regulation or ordinance adopted by Tillamook County.

The requirements of this Ordinance are not “land use regulations” as defined in
ORS 197.015 or 195.300(14). The regulations contained in this Ordinance are
not intended to, nor do they, implement the Tillamook County Comprehensive
Plan, the Tillamook County Land Use Ordinance, nor do they implement any of
the State-wide Planning Goals.

The short-term rental use of a dwelling unit does not, in itself, require a home
occupation permit. .

. Administrative Rules. The County’s STR Ad‘rhinistfator shall have the authority to

establish administrative procedures and regulations consistent with the
provisions of this Ordinance for the purpose of interpreting, clarifying, carrying
out, furthering, and enforcing the provisions of this Ordinance. A copy of such
administrative procedures and regulations shall be on file in the Office of the
County Recorder and shall be posted on the Courity's website. Any such
administrative rules and regulations shall be binding upon any owner, operator or
registrant of a short-term rental and upon the Hearings Officer under Section
.140.

Definitions. The following definitions-shall apply to this Ordinance, its

interpretation, application and enforcement; otherwise, ordinary dictionary definitions
shall apply unless the context indicates otherwise.

A.

B.

Page 3

“Adoption of this Ordinance” means the date on which this Ordinance takes effect
after adoption by the Board of County Commissioners.

“Applicant’ means an owner of a dwelling unit who applies to the County for a
Short-Term Rental License.

“Authorized agent” is a property management company or other entity or person
who has been designated by the property owner, in writing, to act on their behalf.
The authorized agent may or may not be the designated representative for
purposes of contact for complaints.

“Bedroom” means a room intended and permitted to be used for sleeping
purposes (ORSC R202) that has all of the following attributes:

¢ Light, ventilation, and heating (ORSC R303.1}

o A minimum of 70 square feet of floor space and not less than 7 feet in any
horizontal dimension (ORSC R304.1).

¢ An emergency escape and rescue opening (ORSC R310)

¢ A built-in closet, clothing closet organizer, armoire or similar clothing rack or
clothing storage unit.

¢ A smoke alarm (ORSC R314.3) where required.
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A carbon monoxide detector (ORSC R315.3) where required.

All sleeping areas used as a bedroom in a short-term rental must be
permitted for that use, and no areas may be converted to a bedroom without
demonstration of compliance with this Ordinance.

“Change of Property Ownership” means the transfer of title from one person to
another.

“Contact Person” means the owner or the owner’s designated agent for the
Short-Term Rental, authorized to act for the owner on their behalf.

. “"County” means Tillamook County, Oregon

“County STR Administrator’ means the Dlrector of the Department of Community
Development vested with authority to administer, interpret and enforce the
provisions of this Ordinance, or that person ’s designee. .

“Daytime Occupancy” means the hours between 7:00am and 10:00pm. “Daytime
occupants” mean the guests who may’ oocupy a short term rental dunng a
daytime occupancy.

“Department” means the Tlllamook County Department of Community
Development. _

“Dwelling unit” means a lawfully established smgle unlt that provides complete
mdependent living facilities for one or-more people including permanent
provisions for.living, sleeping, eatmg, sanitation and one cooking area. “Dwelling
unit” includes a single-family dwelling and a factory-built or manufactured
dwelling that bears a valid cettification of compliance with applicable
manufactured dwelling standards. For purposes of this Ordinance, “dwelling unit”
does not include an accessory dwelling unit (ADU), yurt, recreational vehicle or
similar mobiie structure, or motorized vehicle designed and built for temporary
vacation use. '

“Enforcement Officer” means the Director of the Department of Community
Development, County Building Official or their designee authorized to administer
and enforce the County’s civil ordinances and permits. Officer also includes the
Tillamook County Sheriff, and the deputies and authorized representatives of
these officials.

. “Estate Home” means a single-family dwelling with five (5) or more bedrooms.

“Good Cause” for the purposes of denial, suspension, revocation, imposition of
conditions, renewal and reinstatement of a Short-Term Rental License means (1)
the Applicant, Owner or Contact Person has failed to comply with any of the
terms, conditions, or provisions of this Ordinance or any relevant provision of a
County code, State law, or any other rule or reguiation promulgated thereunder;
(2) the Applicant, Owner or Contact Person has failed to comply with any special
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conditions placed upon the Short-Term Rental License; or (3) the Short-Term
Rental has been operated in a manner that adversely affects the public health or
welfare or the safety of the immediate neighborhood in which the Short-Term
Rental is located.

0. “Good Neighbor Policy” means a policy furnished by the County STR
Administrator that summarizes general rules of conduct, consideration and
respect, and includes without limitation provisions of this Ordinance applicable to
or expected of guests occupying the Short-Term Rental.

P. " Nighttime Occupancy” means overnight occupancy between the hours of
10:00pm and 7:00am the next day. “Nighttime occupants” means the guests
who may occupy a short-term rental overnight. .

Q. “Non-transient rental” means to rent a dwel‘[ihg unit or room(s) for compensation
on a month-to-month or longer basis.

R. “Onsite Wastewater Division” means the Onsite Wastewater Drvrsron of the
Department of Communrty Development

S. “Onsite Wastewater Treatment System” means any existing treatment and
dispersal system of reSIdentraI wastewater '

T. “Owner’ means the natural person or legal entity that owns and holds legal or
equitable title- to the property -

U. "Reglstrant” 'means the owner of a dwe!llng unit who holds a Short-Term Rental
chense '

V. “Ftenter” means a person who rents a short-term rental or is an occupant in the
-"shcrt-term rentgl Renter m_ctudes the term “tenant”.

W. “Fto.ed Authority” meen_s the Tillamook County Public Works Department and the
Oregon Department of Transportation (ODOT).

X. “Road Right-of-Way” means a public or private way that is created to provide
ingress or egress for-persons to one or more properties. The terms "street’,
"access drive" and "highway" for the purposes of this Ordinance shall be
synonymous with the term "road right-of-way".

Y. “Serious Fire or Life Safety Risk” means a building code or ordinance violation
involving those construction, protection and occupancy features necessary to
minimize danger to life from fire, including smoke, fumes or panic, as well as
other considerations that are essential to life safety.

Z. “Short-Term Rental’ or “STR” means the transient rental of a dwelling unit in its
entirety for a period of 30 or fewer nights per month but does not include a
Hosted Homeshare, a bed and breakfast enterprise, hotel, motel or other types of
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traveler's accommodations for which a state license has been granted under
Oregon Administrative Rule, Chapter 333, Division 29. Short-term rental
includes advertising, offering, operating, renting, or otherwise making available or
allowing any other person to make a dwelling unit available for occupancy or use
a dwelling unit for a rental period of 30 or fewer nights. Shori-term rental use is a
type of “vacation occupancy” as defined in OGRS 90.100.

AA. “Short-Term Rental License” means the annual license required by
Section .040, described in this Ordinance, and referred to as a “license.”

BB. “Short-Term Rental Hearings Officer” means the impartial judicial decision
maker appointed by the Board of County Commissioners to hear and decide any
alleged civil infraction under this ordinance .and to render the County’s final
decision in any civil enforcement matter :

CC. “Subject Property” means the property on which the short-term rental is
located. Lo

DD, “Transfer’ means a change in ownership-of the property where the
dwelling licensed as a Shoft-Term Rental is located that occurs after the effective
date of this ordinance. A change in ownershlp does not include a change in
owners on title resulting from death divorce, marnage or inheritance.

EE. “Transient rental” means to rent a dwelllng unlt for compensation on a less
than a month-to-month basis. ‘-

FF. “Daytime” means between the hoUrs of 7:00 am to 10:00 pm.

GG. “Overnight” means between the hours of 10:00 pm to 7:00 am the
following day.

.040 Annual Short-Term Flental License Required, Basic Requirements for a
License, No Nonconforming Use Status Conferred. No owner of property in
unincorporated Tillamook County may advertise, offer, operate, rent, or otherwise make
available or allow any other person to make available for occupancy or use a short-term
rental without a Short-Term Rental License. “Advertise or offer” includes through any
media, whether written, electronic, web-based, digital, mobile, print media or any other
form of communication.

A. License Must Be Obtained and Maintained. A Short-Term Rental License shall
be obtained, maintained and renewed as prescribed in this Ordinance before a
dwelling unit may be offered, advertised or used as a short-term rental. A Short-
Term Rental License in unincorporated Tillamook County may be revoked for
failure to operate a short-term rental in accordance with all requirements of the
license or otherwise comply with the requirements of this Ordinance. ltisa
violation of this Ordinance to operate a short-term rental without a valid license.

B. No Nonconforming Status Conferred. The fact that an owner of property or other
entity may hold a license on the date of adoption of this Ordinance, does not
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confer a property right, land use permit, or nonconforming use status under ORS
215.130 to continue operation of a short-term rental. Operation, advertisement
or offering a dwelling unit for short-term rental use, in all cases, requires a valid
license.

Cap on Number of STR Licenses In Effect for Unincorporated Communities and
Properties within City Urban Growth Boundaries. The County has established a
limit on the number of STR Licenses that can be in effect at any one time for
defined residential subareas within unincorporated Tillamook County. if at the time
of STR application for a new STR license there is not room within the applicable
subarea cap to accommodate the new STR license, the applicant will be placed
on a waiting list and will be contacted by the STR Administrator as soon as there
is room within the applicable subarea cap to review the STR application. The STR
license application fee shall not be collected at this time, however the applicant
shall pay a $100 fee for the County to place the applicant on a waitlist.

License Application and Fees

The applicant or authorized agent shall 'pro.vid_e’énd"certify the fol_fd.wing
information to be true and correct at the time of initial application and upon
annual renewal of a Short-Term: Rental License thereafter:

1. Owner/Applicant Information. Apblicant’s nam'é-,--.._:per_manent residence
address, telephone number, and the short-term rental address and telephone
number.” ' : '

2. Representative Information. The applicant shall provide the name, working
telephone number, address and email of the contact person (authorized
agent) who can be contacted concerning use of the property or complaints
related to the short-term rental, as set forth in Section .070.

3. Site plan and floor plan. The site plan shall be a scale drawing, which can be
hand-drawn, showing property boundaries, building footprint, location and
dimensions of parking spaces. The floor plan shall show in rough dimensions
the locations and dimensions of all bedrooms in the dwelling unit or single-
family dwelling.

4. Proof of Liability Insurance.
5. Proof of Garbage Service.
6. Proof of Access. The applicant shail provide proof of an approved road

approach for the subject property from the local road authority, where
applicable.

7. Notice to Neighbors. The applicant shall provide notice of use of a property as
a short-term rental to owners of neighboring properties adjacent to the rental
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property. Notification can be completed by mail or distributed by hand and
shall contain the address of the rental property, the number of allowed
bedrooms and maximum occupancy, and the hame and contact information
of the owner or representative who can respond to complaints about
operation of the short-term rental. A written statement confirming notice to
neighbors has been completed shall be submitted to the Department prior to
issuance of a Short-Term Rental License.

Upon issuance of a new Short-Term Rental License or upon receipt of
notification of change of the name of the contact person and/or representative
responsible for the rental, the Department of Community Development shall
provide notice to all properties within 150-feet of the rental property within 30
days of issuance of a new or updated llcense '

Documentation of Compliance w;th O_peratfonal Standards. To be deemed
complete, an application shall include documentation that the short-term
rental meets the operational standards in Sections .080 -and .100.

. Transient Lodging Tax Registration. Evidence of transient lodglng tax

registration with the County for the short-term rental.

10. Executed Indemmﬁcat.ron and Hold Harmless Agreement. An agreement on

a form furnished by the Department of Communlty Development stating that
the property owner agrees to.indemnify, save, protect, hold harmiess, and
defend Tillamook County, individually and collectively, and the County’s
representatives, officers, officials, employees, agents and volunteers from any
and all claims, demands, liabilities, or costs at any time received, incurred, or
accrued as a result of, or arising, out of the Owner’s actions or inaction in the

-"'-o_peratiqn oc__:cupancy, use, and/or mamtenance of the property.

1

-Such other'in'formatién as the County’s STR Administrator deems reasonably

necessary to administer this Ordinance.

B. Inspectfohs The apphcént shall specifically acknowledge and grant permission
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for the County’s STR Administrator to perform an inspection of the short-term

rental.

1. The County’s STﬁ.Administrator may conduct a site visit upon an application

for a Short-Term Rental License or renewal to confirm the number of
bedrooms stated on the application, the number, location, availability and
usability of off-street parking spaces, and compliance with all other application
and operational requirements of this Ordinance. The site visit will be
coordinated with the applicant, conducted during normal business hours, and
with reasonable notice.

The County’s STR Administrator may visit and inspect the site of a short-term
rental at any time during the operation of the short-term rental to ensure
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compliance with all applicable regulations, during normal business hours, and
with reasonable notice and other procedural safeguards as necessary.
Violations of this Ordinance shall be processed in accordance with Section
.120.

Incomplete Application. If a shori-term rental application does not include all
required information and documentation, the application will be considered
incomplete and the County will notify the applicant, in writing, explaining the
deficiencies. If the applicant provides the missing required information within 21
calendar days of the date of the incomplete notice, the application will be
reviewed. If the applicant does not provide the required information within 21
days of notice, the application will be deemed-null and void.

Licensing Fees. The fee for application fora Short-Term Rental License or
license renewal shall be as established by resolution of the Board of
Commissioners, but shall not be Iess than the following amounts:

1. Application fee of not less than $4OO conS|st|ng of an apphcatlon fee and an
inspection fee. N

2. An annual renewal fee of hot "Iess than $300-

3. If the property fails the initial inspection or fails the required every 3-year
inspection, an additional follow-up inspection fee of $100 is required for each
follow-up inspectlon :

4. Any alteration to an existing Short—Term Rental License shall be subject to a
review fee of not less than $100. Alterations requiring a reinspection of the
STR shall also be subject to a $100 reinspection fee.

Term of Annual License and Renewal

Term. A Short-Term Rental License is valid for one year (12 months) and shall
automatically expire if not renewed on or before the anniversary date of each
ensuing year. lf the contact person (authorized agent) changes during the 12-
month period, the property owner or authotized agent shall notify the County in
writing of the change within thirty (30) days of the change and provide all new
contact and tax payment information. Change of contact person is an alteration
to an existing Short-Term Rental License and shall be subject to a fee of not less
than $100.

Transferability of STR Licenses. Any STR License existing at the time of
adoption of this Ordinance is eligible for one (1) transfer to another person or
entity. The current license holder or authorized agent shall notify the STR
Administrator of the change in property ownership within sixty (60) days of the
change. All subsequent changes in property ownership shall require a new STR
License subject to then-current ordinance provisions. STR Licenses issued after
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the adoption of this Ordinance are not transferable when property ownership
changes.

.070 Application Required and Burden for Application Approval and License
Renewal

A. Application Required. Applications for a Short-Term Rental License shall be on
forms provided by the County, demonstrating the application meets the
standards required by this Ordinance.

B. Burden of Proof. The applicant has the burden of proof to demonstrate
compliance with each applicable criterion for initial approval or annual renewal of
the Short-Term Rental License. The approval criteria also operate as continuing
code compliance obligations of the owner/contact person. County staff may
verify evidence submitted and statements made in support of an application, and
the applicant shall cooperate fully in-any such inquities. - For the initial application
renewal every three years thereafter, the appl:cant must also comply with the
requirements of Subsection .090.

C. Responsibility. The appllcant shall certlfy that aII mformatlon provided is correct
and truthful. It is the applicant's responsibility to assure that the short-term rental
is and remains in compliance with all applicable codes regarding fire, building,
health and safety regulat;ons and all other relevant Iaws

D. Parking. Proof of required off-street parklng shall be requu‘ed as follows:

1. One (1) all-weather travel surface parking space shall be provided for every
bedroom in the dwelling unit. If a garage is used to meet the parking
requirement, a photo of the interior of the garage shall be submitted at the
time of application and renewal to show the garage is available and large
enough for vehicle parking. All required parking shall be on-site (off-street)
except as follows:

a. Required parking may be permitted on another or different property
within 500 feet of the subject property with a legally binding shared
parking agreement or proof of legal parking access that remains valid
for the length of time the subject property has a Short-Term Rental
License.

b. Up to two (2) required parking spaces may be satisfied with on-street
parking provided on-street parking is within 100-feet of the subject
property boundaries and authorized by the Tillamook County Public
Works Department. On-street parking spaces shall be a minimum size
of 8-feet by 20-feet each. On-street parking proposals shall be
reviewed by the Tillamook County Public Works Department. Written
authorization of the parking spaces shall be submitted to the
Department at the time of application submittal,
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c. Designated parking is available for guests within a private development
where authorization for use of parking in conjunction with a STR has
been granted by the development Homeowner's Association (HOA).
Written authorization from the HOA confirming use of off-site parking
shall be submitted to the Department at the time of application
submittal. The number and location of parking spaces authorized to be
utilized in conjunction with the STR shall be included in the written
authorization.

2. Each off-street parking space shall be a minimum of 8-feet by 16-feet and
configured in a manner that ensures parkmg spaces are accommodated
within the property boundaries.

3. No STR property shall have more than sjx (6) parking spaces total for
overnight guests. Two (2) additional parking spaces may be allowed for
daytime guests. Parking shall not, under any circumstances, hinder the path
of any emergency vehicle.

4. Access to approved parking spaces shall be- deagned to Ilmlt access onto the
property through the défined road approach. Alterations to the road approach
for purposes of off-street parking is subject to review and approval by the
local road authority.

5. A parking diagram of the approved parking spaces shalil be provided to
renters and shall be posted in a prominent location within the short-term
rental dwelling unit. The contact person shall direct renters to the parking
diagram for the rental property to ensure use of off-street parking are
prioritized when using. the short-term rental.

E. . Trans:enr Lodging Tax Comphance The property owner shalt be in compliance
- with Tillamook County Transient Lodging Tax Ordinances 74 (as amended) and
75 {as amended) and subject to the Tax Administrator’s authority provided
therein.

F. License Approval and Annual Renewal Standards. To receive approval, license
renewal, or maintain a license, an applicant must demonstrate with a
preponderance of credible relevant evidence that all of the requirements and
standards in Section .080 are satisfied.

G. Initial and Every Third Year Renewal Inspections. To merit approval of an initial
(first year) Short-Term Rental License following adoption of this Ordinance and at
the time of renewal request every third year thereafter, the applicant must obtain
and provide to the County evidence of the satisfactory inspections described in
Section .090.

.080 Operational Requirements and Standards for Short-Term Rentals. To
qualify to obtain or retain a license, the contact person and the short-term rental must
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comply with the following operational requirements and standards. Failure to comply
could be grounds for denial, non-renewal or revocation of a Short-Term Rental License.

A. Maximum Occupancy. The maximum nighttime occupancy for a short-term
rental shall be limited to two (2) persons per bedroom plus two (2) additional
persons. For example, a two-bedroom short-term rental is permitted a maximum
nighttime occupancy of six (6) people plus up to three (3) children, age 12 or
under, to occupy the shori-term rental in addition to the maximum number of
occupants otherwise provided in this Subsection. The number of bedrooms of a
short-term rental shall be verified at the time of license renewal and upon
physical inspection of the shori-term rental.

B. Regardless of the number of bedrooms, the: fﬁa)ﬂmum nighttime occupancy of an
STR shall not exceed 10 (ten) persons plus three (3) children aged twelve (12)
and under. '

C. The owner of an Estate Home Shallf be'réxempt from subsection (B) of this section
and is allowed a maximum nighttime occupancy of up to fourteen (14) persons
plus up to three (3) children, age 12 or under, to occupy the short-term rental.

D. The maximum daytime occupancy for any short-term rental shall be limited to the
nighttime maximum occupancy plus six (6) additional people. For example, a
two-bedroom dwelling unit is permltted fora maxmum daytime occupancy of
twelve (12) people

E. Off-street Parking Spaces Required. One (1} off-street vehicle parking space is
required per bedroom in accordance with Section .070 of this Ordinance. All of
the required notices and placards required by this Ordinance shall require the
renters to park on-site'and-to not park on the street, even if on-street parking is
otherwise available. The property owner of a short-term rental may contract with
owners of other property within 500 feet of the perimeter of the rental property
and enter into a shared parking agreement to accommodate no more than two
(2) parking spaces to satisfy this requirement. Where licensing relies on
contractual off-site parking arrangements, the property owner shall provide proof
of availability in the form of a legally binding contract for the off-street parking for
the duration of time the rental property has a Short-Term Rental License.

F. Noise. Use of any radio receiver, musical instrument, phonograph, loudspeaker,
sound amplifier, or device for the producing or reproducing of sound shall be
done in a manner that does not result in unreasonable or unreasonably
sustained noise beyond the property lines of the subject property where the
short-term rental is located. Complaints of unreasonable or unreasonably
sustained noise shall be responded to within 30 minutes of receipt of the
complaint by the contact person for the short-term rental. Failure to respond
shall be considered a violation of this ordinance and subject to the provisions of
Section .130.
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G. Quiet Hours. The hours of 10:00p.m. to 7:00a.m. the following day are quiet
hours, and there shall be no amplified music or unreasonable noise during quiet
hours that can be heard beyond the property boundaries of the short-term rental
property. Noise complaints during quiet hours shall be responded to within 30
minutes of receipt of the complaint by the contact person for the short-term
rental. Failure to respond shall be considered a violation of this ordinance and
subject to the provisions of Section 130.

H. Zoning Compliance. The property shall be in compliance with all applicable
County zoning requirements and any development permits related to the subject
property. If the property owner claims any sort of non-conforming use status for
any aspect of the property or structures thereon, the property owner shall obtain
a nonconforming use verification for those aspects through an appropriate land
use decision making process. In no event shall this Qrdinance be construed as a
land use or development regulation, nor does prior operation of a short-term
rental give rise to a nonconformmg use rlght under the County’s land use
ordinance.

I.  No unpermitted improvements or bedrooms All electrlcal structural, plumbing,
venting, mechanical and other improvements ‘made to a licensed short-term
rental shall be fully permitted. - Electrical work shall be performed by a State or
Oregon licensed electrician.  Any sleeping area-used as a bedroom shali be
inspected and permitted in accordance with the provisions of this Ordinance.
Areas not approved for use as a bedroom shall be locked and secured as
deemed appropriate by the STR Administrator, and shall not be utilized as part of
the short-term rental. Areas not approved for use as a bedroom shall not be
included in the maximum occupancy calculation for the short-term rental. The
contact person shall notify every renter, in writing, that the non-compliant
bedroom may not be used for sleeplng

J. -Contact Information. Each registrant shall provide the name and contact
information of a contact person that will be available to be contacted about use of
the short-term rental during and after business hours and on weekends (24 hours
a day, 7 days a week). The contact person shall respond/answer immediately to
a phone call complaint about operation of the short-term rental and must be able
to arrive on site at the short-term rental within 30 minutes if a phone call is not
sufficient to remedy all alleged operational problems. The registrant may change
the contact person from time to time during the term of licensing, but only by
revising the license information with the County at least 14 days prior to the
change’s effective date, except when the failure to do so is beyond the
registrant’s control. Failure to maintain current and correct contact information
for the contact person with the County, failure of the contact person to respond
immediately to a telephone call complaint, or failure to arrive at the property
within 30 minutes of being summoned shall be a violation of this Ordinance.

K. Fire and Life Safety. A completed checklist for fire safety (fire extinguishers,
smoke alarms, carbon monoxide detectors, etc.) shall be required with each
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annual short-term rental license application and renewal. The contact person
shall be responsible for completing the fire safety checklist as part of the renewal
process to ensure continued compliance. A copy of the signed fire safety
checklist shall be submitted to the Department prior to issuance or renewal of a
Short-Term Rental License and may require further demonstration or proof for a
renewal at the County STR Administrator’s discretion.

1. At least one functioning fire extinguisher shall be accessibly located within the
short-term rental dwelling unit. Extinguisher must be in a visible and placed in
a secured location to ensure it is accessible to renters at all times.

2. All electrical outlets and light switches shall'ﬁavé face plates.

3. The electrical panel shall have all circuits labeled. |

4. Ground Fault Circuit Interrupter (GFCI) protected receptacles shail be
provided at outdoor locations and at kitchen and bathroom sinks.

5. Smoke detectors shall be placed and maintained in each bedroom, outside
each bedroom in its immediate vicinity and in each additional story and
basement without a bedroom.

6. A carbon monoxide detector/alarm device shall be placed and maintained in
each bedroom_ and-within 15 feet outside of each bedroom door.

7. All fireplaces, fireplace inserts, and other fuel burning heat sources shall be
properly installed and vented.

8. 'All inté_fio‘r and exterior 's'téirways with 4 or more steps and that are attached
" to the structure, shall be equipped with a handrail.

9. -Allinterior and e_}kterior guardrails, such as deck railings, shall be able to
withstand a 200-pound impact force.

10. Exterior hot tubs s_ha|'l have adequate structural support and shall have a
locking cover or other barrier to adequately protect against potential drowning
when a hot tub is not available for permissive use.

11. Exterior lighting shall be directed in a downward direction to prevent glare
onto adjacent properties.

12.The house number shall be prominently displayed and maintained, and be
visible from the street.

L. Emergency Escape and Rescue Openings for bedrooms:
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1.

For all dwelling units constructed after the adoption of this Ordinance, every
bedroom shall have at least one operable emergency escape and rescue
opening. Sill height shall not be more than 44 inches above the floor.
Openings shall open directly into a public way or to a yard or court that opens
to a public way. Minimum net clear opening at grade floor openings shall be
5 square feet and 5.7 square feet at upper floors. Minimum net clear height is
24 inches and net clear width is 20 inches.

2. For all dwelling units constructed prior to the adoption of this Ordinance,

M.

every bedroom shall have at least one operable emergency escape and
rescue opening that has been inspected and-approved by the Tillamook
County Building Official pursuant o the currently adopted Oregon Residential
Specialty Code.

Solid Waste Collection — minimum serwce requ:rements The property owner
shall subscribe to and pay for weekly solid waste collection setvice by the local
franchise hauler with assisted pick-up provided by the franchise. Forthe
purposes of this section, assisted pick-up meansthe collection driver retrieves
the cart from the driveway, rolls it out for service, and then places it back in its
original location. The owner shall provide: garbage containers with securable
covers in comp[iance with franchise requirements that ensure the collected
solid waste is not susceptlbie to wildlife intrusion-and weather elements. All
placards and notices to renters shall include the requirement that renters shalll
dispose of all household garbage in the containers and keep them
covered/secured. Garbage, recycling or any other waste products shall not be
placed outside of designated carts/cans.

Interior Mandatory Postings. Mandatory postings issued by the County (or a
copy thereof) for the short-term rental shall be displayed in a prominent location
within the interior of the dwelling unit adjacent to the front door. Mandatory
postings include the following:.

1. The Short-Term Rental License registration number to confirm a license has
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been issued by Tillamook County, with the date of expiration. The license
shall include the following information:

a. The number of bedrooms and maximum occupancy permitted for
the short-term rental;

b. The number of approved parking spaces;

¢. Any required information and conditions specific to the Short-Term
Rental License;

d. The non-emergency telephone number for the County’s STR
Hotline in the event of any problems at, or complaints about, the
short-term rental.

Tillamook County STR Ordinance Draft May 23, 2023



2. For those properties located within a tsunami inundation zone, a copy of an
Oregon Department of Geology and Mineral Industries (DOGAMI) Tsunami
Evacuation Brochure shall be posted in a visible location as close as possible
to the main entrance of the short-term rental. The brochure shall be furnished
by the Tillamook County Depariment of Community Development at the time
of Short-Term Rental License issuance and renewal.

3. Good Neighbor Policy and Guidelines. The property owner and contact
person shall acknowledge the County’s Good Neighbor Policy, shall post
them in every short-term rental.

O. Exterior Mandatory Posting. Exterior sighage shall be installed outside of the
dwelling unit and shall be of adequate size so that the following required
information on the exterior sign is easily. read from the road right-of-way:

1. The Short-Term Rental Licenée_registration nuﬁ‘nber to confirm a license
has been issued by Tillamook C’ounty, with the date of-expiration'

2. The non-emergency telephone number for the County’ s'STR Hotline in the
event of any problems at, or complaints about, the short-term rental;

3. The property address;

4, The name of the contact person (or entlty) and a telephone number
(optlonal) :

P. No recreational vehicle, yurt, travel trailer, tent or other temporary shelter shall be
used as or in conjunction with a short-term rental. No occupancy of a parked
vehicle, including a recreational vehicle is permitted in conjunction with a short-
term rental..

Q. No Accessory Dweiling Unit (ADU) permitted after the date of adoption of this
Ordinance shall be used as a short-term rental or in conjunction with a short-term
rental.. o

.090 Additional Inspections Required. To merit approval of an initial (first year)
Short-Term Rental License following adoption of this Ordinance and for renewal every
third year thereafter, the applicant shall obtain the following inspections and a
satisfactory report for each and pay any fee(s) that may be required to obtain the
inspection and report:

A. Inspection Required. The owner of the short-term rental dwelling unit shall obtain
an inspection by the local building inspector o inspect the dwelling unit and
determine that the dwelling unit meets current requirements of the International
Building Code, including compliance with applicable fire and life safety code
requirements for occupancy of the dwelling unit as a short-term rental. Inspection
shall also confirm there have been no unpermitted improvements, modifications

Page 16 Tillamook County STR Ordinance Draft May 23, 2023



or additions to the dwelling unit. The inspection and certification shall include
compliance with electrical, structural, and ventilation requirements. A Short-Term
Rental License shall be not issued until the short-term rental passes inspection
by the County Building Inspector.

B. Reinspection Requirements. In any case where an inspection is not approved by
the County Building Inspector, the County Building Inspector shall allow thirty
(30) days for minor repairs or sixty (60) days for major repairs, at the completion
of which the owner or authorized agent must call the Tillamook County
Department of Community Development for a re-inspection. The re-inspection
fee adopted in the Community Development fee schedule shall apply. If the
repairs identified in the original inspection are not rectified at the time of re-
inspection and within the specified timeframe, the application shall be invalidated,
and the property owner must reapply and pay the requrs:te application and
inspection fees.

C. On-site Septic System Inspection. ‘Unless the dwelling unit is served by a public
or community sanitary sewer system, the existing on-site wastewater treatment
system (system) must be capable of handling the wastewater flows expected to
be generated based on the allowed number of bedrooms in the dwelling unit and
the maximum number of occupants. Demonstration of system adequacy is
required at the time of STR applic'ation submittal.

1. Ifthe system was installed more than- frve (5) years from the time of STR
application submittal, the property owner shall obtain an Authorization Notice
(AN) from the Department Onsite Wastewater Division. Included in the
authorization must be information to allow a calculation of the number of
‘allowed bedrooms based on the capacity of the septic system. Final
determination of the capacity and suitability of the septic system shall be
made by the Onsité Environmental Program Manager (or their designee) and
‘will share the determination with the County STR Administrator. An
ESER (Existing System Evaluation Report) meeting these standards and
conducted within five (5) years of the date of the Short-Term Rental
application or renewal may be submitted to fulfili this requirement.

2. If the Onsite Environmental Program Manager identifies any deficiencies in
the system, the property owner shall cure/correct the deficiencies within 60
days of the date of review of an ESER or AN, or within the specified
timeframe for completion of the reinspection as specified in subsection B
above, whichever occurs first. A Short-Term Rental License shall not be
issued under this section until after repairs are made and approved by the
County. If the owner fails to cure the deficiencies within the time required, the
Short-Term Rental application shall be denied.

3. The initial AN or ESER for an existing short-term rental is required in
accordance with a phasing plan adopted by the County, but no later than
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December 31, 2024. After an initial AN or ESER is obtained, the property
owner shall thereafter be required to conduct periodic maintenance of the
system, undertaken by a DEQ authorized contractor, which at a minimum
shall include inspection of the system (and as needed, pumping or repairs)
prior to renewal of the Short-Term Rental License. The Onsite Wastewater
Division is the delegated authority to determine the periodic maintenance
requirements specific to the types of systems in use, including the intervals at
which the maintenance will be required. These requirements shall be made
available to the public, registrants/property owners and DEQ authorized
contractors. The required report on maintenance shall be provided to the
Onsite Waste Division for review in a format as developed by the

Division. The report shall be required before the owner can renew
certification of the dwelling unit. :

.100  Additional Requirements and Pl‘OthltIOhS The follewing are on-going
requirements for the operation of all STF{S in Umncorporated Tillamook County.

A. Advertising and Short-Term Rental Ltcen,se Registration Number. The property
owner or contact person shall put the annual registration number on all
advertisements for the specific property wherever it is advertised for rent.

B. Complaints.

1. Response to Complaints. The contact person shall respond to neighborhood
guestions, concerns, or complalnts in a reasonably timely manner depending
-on the circumstances and shall ensure to the best of their ability that the
renters and guests of the short-term rental do not create unreasonable noise
disturbances, engage in disorderly conduct, or violate the provisions of local
ordinances or any state law.

2. STR Hotline. The contact person shall respond by telephone within thirty (30)
minutes to complaints from or through the Hotline and shall respond in-person
within thirty (30) minutes to any additional or successive complains regarding
the condition, operation, or conduct of occupants of the short-term rental.
Unresclved complaints shall result in an immediate violation of this
QOrdinance.

2. Record of Response. The property owner or contact person shall maintain a
record of complaints and the actions taken in response to the complaint, if
relevant, in an electronic or written manner deemed reasonable to document
the interaction. This record shall be made available for County inspection
upon request to investigate all complaints.

C. Inspection. Upon application for a Short-Term Rental License, all short-term

rentals shall be subject to inspection by the County STR Administrator for
compliance with this section.
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1. The County’s STR Administrator may conduct a site visit upon an application
for operation of a short-term rental to confirm the number of bedrooms (as
defined by this Ordinance) stated on the application and the number, location
and availability and usability of off-street parking spaces. The site visit will be
coordinated with the applicant or contact person, shall be conducted during
the normal business hours, and with reasonable notice.

2. The County’s STR Administrator may visit and inspect the site of a short-term
rental to ensure compliance with all applicable regulations, during normal
business hours, and with reasonable notice and other procedural safeguards
as necessary. Code violations shall be processed in accordance with Section
.120 and the County’s Civil Enforcement procedures.

D. Specific Prohibitions. The following activities are prohibited on the premises of a
short-term rental during periods of trans’ieht rental:

1. Events. Events and activities that exceed maximum overight or daytime
occupancy limits.

2. Events and activities for which a Temporary Use Permit is required and has
not been issued. :

3. Unattended barking dogs; | |
4. Activities__that_ exceed noise limitations contained i this Ordinance.

.110 Implementation of this Ordinance and Application to Short-Term Rentals
Licensed on the Date of its Adoption. All new/initial Short-Term Rental
Licenses issued after the date this Ordinance is adopted shall implement and
comply with all provisions in this Ordinance. This section shall govern the

“implementation and applicability of this Ordinance to short-term rentals that are
lawfully established, licensed and operating on the date of adoption of this
Ordinance (Lawful Pre-Existing Short-Term Rentals).

120 Violations. [n addition to complaints related to nuisance and noise and other
violations of Tillamook County Ordinances, the following conduct constitutes a
violation of this Ordinance and is a civil infraction:

A. The discovery of material misstatements or providing of false information in the
application or renewal process for a Short-term Rental License.

B. Representing, advertising or holding-out a dwelling unit as available for
occupancy or rent as a short-term rental where the owner does not hold a valid
Short-Term Rental License issued under this Ordinance.

C. Advertising or renting a short-term rental in a manner that does not comply with
the standards of this Ordinance.
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D. Failure to comply with the substantive or operational standards in Sections .080,
.090, .100 or any conditions attached to a particutar Short-Term Rental License.

130 Penalties.

A. In addition to the fines and revocation procedures described in this Ordinance,
any person or property owner who uses, or allows the use of, or advertises, the
property in violation of this Ordinance is subject to the enforcement authority of
the STR Administrator.

B. Each 24-hour period in which a dwelling unit is used, or advertised, in violation of
this Ordinance or any other requirement or prohibition of the Tillamook County
Code shali be considered a separate occurrence and separate violation for
calculation of the following fines: :

1. The first occurrence of one or more violation(s) will incur a warning with no
monetary penalty.

2. A second occurrence of one or more VIolatlon(s) within a 12-month period is
subject to a fine up to $250 per wolatlon

3. Athird occurrence and all s_ubsequ_ent occurrences of violation(s) within a 12-
month period shall be subject to a fine up to $500 per violation.

C. Revocation & Suspens:on The foIIowang actions are grounds for immediate
revocation or suspension of a Short-Term Rental License and cessation of use of
the dwelling unit for short-term tenancy:

1. Failure to renew a Shorf—Term Rental License as required by Section
' .;:06'0-w'h'ile continuing to operate a short-term rental.

2. Three (3) or more verified violations of any local ordinance, state or federal
regulation within a 12-month period.

3. The discovery of material misstatements or that the license application
included false information for a Short-Term Rental License or renewal shall
be grounds for immediate revocation of the license.

4. Such other violations of this Ordinance of sufficient severity in the reasonable
judgment of the STR Administrator, so as to provide reasonable grounds for
immediate revocation of the license.

5. Upon an emergency suspension or revocation of a Short-Term Rental
License deemed necessary by the STR Administrator for public health and/or
safety reasons, short-term rental activity shali cease immediately. If
suspended, the shori-term rental shall not be rented or used as a short-term
rental until the emergency that exists has been resolved to the satisfaction of
the STR Administrator.
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D. Notice of Decision, Appeal/Stay. If the property owner is fined or a Short-Term
Rental License is revoked as provided in this section, the STR Administrator shall
send written notice of such action to the property owner stating the basis for the
decision. The notice shall include information about the right to appeal the
decision and the procedure for filing an appeal. The property owner may appeal
the STR Administrator's decision under the procedures in Section .140.

.140 Appeals of County Decisions Regarding Short-Term Rentals. Any decision
by the County approving, denying, revoking or sanctioning a Short-Term Rental
License may be challenged, if at all, only pursuant to this section.

A. Filing Requirements — Notice. The property owner or authorized agent may
appeal a decision to approve, renew, deny or revoke a Short-Term Rental
License.

B. Authority to Decide Appeal. The STR Heanngs Officer shall be responsible for
deciding all appeals under this Ordlnance

C. Time for Filing. A property owner or authorlzed agent shall file a written notice of
appeal, including a written description of the légal-basis for the appeal, no later
than 14 calendar days after the license appllcation license renewal or other
determination being appealed was issued. This, requ:rement is jurisdictional, and
late filings shall not be accepted

D. Fee for Appea! The County shall establish a fee for fﬁlllng and appeal hearing of
not less than $500 under this section, payment of which shall be a jurisdictional
requirement. :

E. Procedures. The County’s STR Administrator may establish administrative
procedures to implement the appeal process provided in this section, including
any required forms. The STR Administrator may adopt procedures for hearings
not in conflict with this section, including but not limited to time limitations on oral
testimony and on written argument.

F. Hearing. Within 35 days of receiving the notice of appeal, the STR Administrator
shall schedule a hearing on the appeal before the STR Hearings Officer. At the
hearing, the appellant shall have the opportunity to present evidence and
arguments as may be relevant.

G. The Record on Appeal. The STR Hearings Officer's decision shall be based
upon the record, which shall include all written documents associated with the file
that is the subject of the appeal, including all Transient Lodging Tax records, and
complaints about the short-term rental operation.

H. Standard of Review and Decision. The STR Hearings Officer shall determine
whether the County’s decision was based on a preponderance of the evidence or
the correct interpretation of the requirements of this Ordinance. A decision of the
STR Hearings Officer shall be based on the evidence in the record and be issued
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in writing within 30 days after the record closes. The STR Hearings Officer may
uphold the County’s decision, uphold the decision with modifications or reverse
the County's decision. [f the STR Hearings Officer upholds a decision to revoke
the Short-Term Rental License, the Hearings Officer shall order the property
owner to discontinue operation of the dwelling unit as a short-term rental
immediately. If the Hearings Officer reverses a decision to revoke the Short-
Term Rental License, operation of the shori-term rental may continue under the

Short-Term Rental License.

I. Finality. The STR Hearings Officer's decision shall be final on the date the
decision is mailed to the appellant. The STR Hearings Officer's decision is the

County’s final decision on the matter and is appealable only by writ of review to
Tillamook County Circuit Court.

.150 Severability. If any section, subsection or provision of this Ordinance is declared
by a court of competent jurisdiction to be unlawful, preempted or unenforceable ,
that declaration shall not affect the validity and enforceability of the remaining

sections.

.160 Effective Date

This Ordinance Amendment sh_a-l.l take effect on the date of its adoption.

Date of First Reading: May , 2028,
Date of Second Reading: June_. , 2023.
day of ' , 2023.

ADOPTED this _
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BOARD OF COUNTY COMMISSIONERS
FOR TILLAMOOK COUNTY, OREGON
Aye Nay Abstain/Absent

/

Erin D. Skaar, Chair
/

Mary Faith Bell, Vice Chair

| /

David Yamamoto, Commissioner

ATTEST: Tassi O'Neil, County Clerk ' APPROVEb-A_S TO FORM:

By ' e

Special Deputy S : William K. Sargent, County Counsel
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EXHIBIT
B




BEFORE THE BOARD OF COUNTY COMMISSIONERS
FOR TILLAMOOK COUNTY, OREGON

in the Matter of the Appointment of ) ORDER
Members to the Tillamook County Short ) #22- G0+
Term Rental Committee )

This matter came before the Tillamook County Board of Commissioners on
January 26, 2022 at the request of Sarah Absher, Director of the Department of Community
Development. The Board of Commissioners, being fully apprised, finds as follows:

1. On March 24, 2021, the Board of Commissioners approved Board Order #21-014
establishing an eighteen (18) member Tillamook County Short Term Rental

Committee.

2. There are vacancies on the Tillamook County Short Term Rental Committee and
the following eight (8) community members have confirmed their desire to be
appointed.

3. Mike Saxton is qualified and willing to serve on the Short-Term Rental Commitiee to

represent south county.

4. Karen Babbitt is qualified and willing to serve on the Short-Term Rental Commitiee
to represent the unincorporated community of Neahkahnie.

5. Terri Warren is gualified and willing 1o serve on the Short-Term Rental Commitiee to
represent the unincorporated community of Oceanside.

6. Bruce Lovelin is qualified and willing to serve on the Short-Term Rental Commitize
to represent the unincorporated community of Netarts.

7. Hilary Gibson is qualified and willing to serve on the Short-Term Rental Committee
to represent the unincorporated community of Neskowin.

8. Amy VanDyke is qualified and willing to serve on the Short-Term Rental Commitiee
to represent north county vacation rental management companies.

9. Alexis Tate is qualified and willing to serve on the Short-Term Rental Commiittee to
represent ecanomic development.

10.  Julie Hurliman is qualified and willing to serve on the Short-Term Rental Commitiee
to represent the tourism industry.

1t



*

NOW, THEREFORE, IT IS HEREBY ORDERED THAT:

11. Mike Saxton be and is hereby appointed as a member to the Short-Term Rental
Committee to represent south county.

12.  Karen Babbitt be and is hereby appointed as a member fo the Short-Term Rental
Committee fo represent the unincorporated community of Neahkahnie.

13.  Terri Warren he and is hereby appointed as a member to the Short-Term Rental
Committee and represents the unincorporated Community of Oceanside.

14.  Bruce Lovelin be and is hereby appointed as a member to the Short-Term Rental
Committee to represent the unincorporated community of Netarts.

16. Hilary Gibson be and is hereby appointed as a member to the Short-Term Rental
Commitiee to represent the unincorporated community of Neskowin.

16.  Amy VanDyke be and is hereby appointed as a member to the Short-Term Rental
Committee to represent north county vacation rental management companies.

17.  Alexis Tate be and is hereby appeinted as a member to the Short-Term Rental
Committee to represent economic development.

18.  Julie Hurliman be and is hereby appointed as a member to the Short-Term Rental
Committee to represents the tourism industry

18.  All committee members shall serve at the pleasure of the Board of Commissioners.

Dated this 26% day of January, 2022. LT

THE BOARD OF COMMISSIONERS T

Maly Faith Bell, Commissioner

ATTEST, Tassi O'Neil,

o ATIRIS

Speclal eputy

, Ste:vens, Cdatn
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Commissioners’ Journal

BEFORE THE BOARD OF COUNTY COMMISSIONERS
FOR TILLAMOOK COUNTY, OREGON

In the Matter of the Formation of the ) ORDER
Tillamook County Short-Term Rental ) #21-O | H;
Committee and Repealing Order #18- )

070 )

1.

i
1

This matter came before the Tillamook County Board of Commissioners on

March 24, 2021 at the request of Sarah Absher, Director of the Department of Community
Development. The Board of Commissioners, being fully apprised of the representations of
the above-named person, finds as follows:

The Board has found the significant number of short-term rental properties in the
unincorporated communities of Tillamook County to be a concern to many
community members.

The Board wishes to establish a committee to advise and recommend solutions to
issues related to short-term rental properties in the unincorporated communities of
Tillamook County.

The purpose of the committee shall be to provide the Board of Commissioners with
recommendations of actions that can take place to help maintain a balance between
short-term rentals and full-time residents in the unincorporated areas of Tillamook
County.

This Committee shall be an eighteen (18) member committee composed of:

Two (2) community members from South County

One (1) community member each from the unincorporated communities of
Neahkahnie, Barview/Twin Rocks/Watseco, Oceanside, Netarts, Pacific
City/Woods, and Neskowin

One (1) community member from North County

One (1) community member from Central County

Three (3) members representing the vacation rental management
community: one representation each from North, Central and South County
One (1) member representing the real estate community

One (1) member representing economic development

One (1) member representing the tourism industry

One (1) member representing public safety

One (1) member at large




NOW, THEREFORE, IT iS HEREBY ORDERED THAT:

5. The Tillamook County Board of Commissioners approves the formation of the
Tillamook County Short-Term Rental Committee.

6. All Committee members shall serve at the pleasure of the Board of Commissioners.

7. Order #18-070 is repealed.

Dated this 24" day of March, 2021,

THE BOARD OF COMMISSIONERS
FOR TILLAMOOK COUNTY, OREGON

Aye Nay Abstain/Absent

—K /

ATTEST: Tassi O’Neil APPROVED AS TG FORM:

. Stevens, County Covnsel
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COLNTY COURT JOURNAL
BEFORE THE BOARD OF COUNTY COMMISSIONERS FIL ED
FOR TILLAMOOK COUNTY, OREGON JUL 18
T4s
Cond 0
in the Matter of the Formation of the )} ORDER 3 UNTYCAL’EEg"

Committee and Appointment of Members )

Tillamook County Short-Term Rental ) #18-OF0 3], Z d;

This matter came before the Tillamook County Board of Commissioners on
July 18, 2018 at the request of Sarah Absher, Director of the Department of Community
Development. The Board of Commissioners, heing fully apprised of the representations of
the above-named person, finds as follows:

1. The Board has found the significant number of short-term rental properties in the
unincorporated communities of Tillamook County to be a concern to many
community members.

2. The Board wishes to establish a committee to advise and recommend solutions to
issues related to short-term rental properties in the unincorporated communities of
Tillamook County.

3. The purpose of the committee shall be to provide the Board of Commissioners with
recommendations of actions that can take place to help maintain a balance between
short-term rentals and full-time residents in the unincorporated areas of Tillamook
County.

4, This Committee shall be a nine (9) member committee composed of:

Two (2) community members from South County

One (1) community member from North County

One (1) community member from Central County

One (1) member representing the vacation rental management community
One (1) member representing the real estate community

One (1) member representing economic development

One (1) member representing public safety

One (1) member at large

5. Nanci Sheeron and Scott Nienkamp are qualified and willing to serve on the
Short-Term Rental Committee as community members to represent South County.

6. Jim Haley is qualified and willing to serve on the Short-Term Rental Committee
as a community member to represent North County.

7. Jerry Keene is qualified and willing to serve on the Short-Term Rental Committee as
a community member to represent Central County.




10.

11.

12

NOW,
13.

14.

15.

16.

17.

18.

19.

20.

21,

22,

i

Nicole Twigg is qualified and willing to serve on the Short-Term Rental Committee
to represent the vacation rental management community.

Pam Zielinksi is qualified and willing to serve on the Short-Term Rental Committee
to represent the real estate community.

Aaron Palter is qualified and willing to serve on the Short-Term Rental Committee to
represent economic development in Tillamook County,

Tim Carpenter is qualified and willing to serve on the Short-Term Rental Committee
to represent public safety,

Gus Meyer is qualified and willing to serve on the Short-Term Rental Committee as
a member at large,

THEREFORE, IT IS HEREBY ORDERED THAT:

The Tillamook County Board of Commissioners approves the formation of the
Tillamook County Short-Term Rental Committee,

Nanci Sheeron and Scott Nienkamp be and hereby are appointed to the
Short-Term Rental Committee as community members to represent South County.

Jim Haley be and hereby is appointed to the Short~Term Rental Committee as a
community member to represent North County.

Jerry Keene be and hereby is appointed to the Short-Term Rental Committee as a
community member to represent Central County.

Nicole Twigg be and hereby is appointed to the Short-Term Rental Committee to
represent the vacation rental management community.

Pam Zielinksi be and hereby is appointed to the Short-Term Rental Committee to
represent the real estate community.

Aaron Palter be and hereby is appointed fo the Short-Term Rental Committee to
represent economic development.

Tim Carpenter be and hereby is appointed to the Short-Term Rental Committee to
represent public safety.

Gus Meyer be and hereby is appointed to the Short-Term Rental Commitiee as a
member at large.

All Committee members shall serve at the pleasure of the Board of Commissioners,




Dated this 18" day of July, 2018.

THE BOARD OF COMMISSIONERS
FOR TILLAMOOK COUNTY, OREGON
Aye Nay Abstain/Absent

v /

Bill Baertlein, Commissioner

ATTEST: Tassi O'Neil APPROVED AS TO FORM:

County Clerk
ay: _Yepw (4O i

Special Deputy William K-Sargent, County Counsel
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In the Matter of Temporarily
Suspending the Processing and

BEFORE THE BOARD OF COUNTY COMMISSIONERS
FOR TILLAMOOK COUNTY, OREGON

Permits in Unincorporated Tillamook
County

|
Issuance of New Short Term Rental )
)
)

This matter came before the Tillamook County Board of Commissioners on May

25, 2022 at the request of Sarah Absher, Tillamook County Department of Community
Development Director.

The Board of Commissioners being fully apprised of the representations of the

above-named person, and the records and files herein, finds as follows:

1.

The community livability impacts from short term rentals (STRs) on
unincorporated communities within Tillamook County have increased significantly
in recent years.

The Board of Commissioners has received input from community members in
various parts of unincorporated Tillamook County regarding the health, safety
and quality of life concerns related to the operation of STRs.

The Board of Commissioners has also received input from STR owners and
operators regarding the role that STRs play in support of the tourism economy in
Tillamook County.

The application of exiting ordinances, regulations and other applicable laws are
inadequate to address community concems and livability issues related to new
STR permiiting.

County staff and the Tillamook County Short Term Rental Advisory Committee
are prepared to study livability issues to address community concems related to
STRs in unincorporated areas and make recommendations to the Board of
Commissioners for ordinance #84 amendments to address community concerns
and mitigate livability issues.

The Board of Commissioners desires to temporarily suspend the issuance of new
short term rental permits and any processing of short term rental applications for
new permits while the County works to identify strategies to mitigate the livability
impacis of STRs in unincorporated areas.



NOW,

10.

11.

12.

f/
i
i
i
i
i

This temporary suspension of new short term rental permits and applications
would apply to all areas of unincorporated Tillamook County and the Urban
Growth Boundaries, but shall not apply within the boundaries of any incorporated
city.

THEREFORE, iT IS HEREBY ORDERED THAT:

Tillamook County hereby temporarily suspends (a) the issuance of any new short
term rental permits and (b) the acceptance and processing of applications for
new short term rental permits. This temporary suspension shall take effect on
July 1, 2022, and terminate on July 1, 2023 unless further extended by action of
the Board of Commissioners or until the County adopts and implements
amendments to County Ordinance 84, whichever happens first.

This temporary suspension of new short term rental permits and applications
shall apply to all areas of unincorporated Tillamook County and the Urban
Growth Boundaries, but shall not apply within the boundaries of any incorporated
city.

This temporary suspension does not apply to renewals or transfers of existing
short term rental permits, or to short term rental pemmit applications filed with
Tillamook County Community Development before July 1, 2022.

This temporary suspension does not apply to real properties that are pending
sale and in escrow on July 1, 2022. For said properties, once the buyer has
become the legal owner, they may file an application for a new short term rental
permit and Tillamook County Department of Community Development may
process said application in the normal course of business.

County staff and the Tillamook County Short Term Rental Advisory Committee
shall study livability issues to address community concemns related to STRs in
unincorporated areas and make recommendations to the Board of
Commissioners for ordinance amendments to address community concerns and
mitigate livability issues.



Dated this 25 day of May, 2022.

THE BOARD OF COMMISSIONERS
FOR TILLAMOOK COUNTY, OREGON
Aye Nay Abstain/Absent

avid Yamamoto, Ch?if/

//IF M:(f § ,

Mary Faith Bell, Commissioner

ATTEST: Tassi O'Neil APPROVED AS TO FORM:
County Clerk

Special Deputy William K. Sargent, County Counsel




EXHIBIT




2e0g ‘G NHdY

SRORE:

431 11INWNOD
AdOSIAAY d1S




SLS3™FLNI

ALINNININOD S1S3441INI-4113S

S1V09O
d311HINNOD

SAILIALOV S1Sd441NI




SLHOIN ALY3dONd SdIHSNOLLY 13 NOLLY1INOD3Y

SOINONOO3 Al34VS JIf1gnd ALMIGVAIN

31 1ININOD d1S 40 S1Sdd31LNI




S3AILINNNWNOD ONIMVIA
NI SdL1S 40 ;W\W 371Nd Ni NOILVdID1L4Vd
# NO SLINIT HSINgv.LSd dIANMO d1S

ONIMVIA
3471Nd NI NOILVdIDI1dvd
ALINANWWNOD

S3Nd
J19VNOSYIH ¥ Hiv

% SNOILYTNDFY 40

AONZLSISNOD NVHOO0Hd INIWIDHOANT Y31 139

NVHOO0dd d1S -ALI'TIIAVAI'T




SL1Sddd1NI
ALINNANNOD 1d0ddNS

SNOILN10S
N3IAIHLA AT1IVOOT
? LNdNI ALINNNINOD

S1OI'TdNOD
ALINNNNOD FTIONOD3Y

2

3

>

SAGOOHHOgHDIAN

® STILINNWINOD p«w

40 NOILVAHLISTHd

SANSSI ALINNWINOD
NI NOILVdIOIlLdVvd

SLINAAISTH ¥

SHIANMO d1S NI3IML3d
SdIHSNOILY 134
AAILISOd 4013Add

ALINANWWOO -ALI'IGVAI'




>
-
Z
>
=
=
o,
@,
>
-
]
<
>
—




SNOILYINOIY F1VI10IA
OHM 3dSOHL H0O4 ALITVYND AvOod
INIWIOHOANT H31134d

ONDIMYE {8 SHOSHOIAN ¥Od ALIVS

% SNOISIANOHd

SHOLISIA J0d AL34VS ADNIOHING

ALd4VS Ol'dand




dIHSNOI LY T34 NVHO0dd INIWAOTdNSE
1S ® J1VLIST '1vdd VOO H0O4 ONISNOH

ONIANNA

40 NOILVOOTIV
A3SVa-ALINNWINOD SSANISNG AINVA
‘AL34VS O1MdNnd SI TVAN3H NOILYOVA

8 SLOdrodd ALINNANOD

d0O4 ONIANNG 111

ONISNOH
37gVAYO44Y OL SSIDDV 180ddNS HO3L L1l

SOINONQOOD3 ® SSANISNA




OO0

ONISNOH
NSIRINO.L
SOINONODS

Q0O

AL34vsS JIMgand
NOILVYTNO3N
LNIWIJUO4NS

086

SdIHSNOILV13Y
ALINNNWINOD
® ALINNINNOD
Ni JON3RIIdX3
40 ALMVNOD

dV 1ddA0 S1Sddd1INI ANVIA




¢INISTUdTY SUFFINTIN FTLLININOD ANOSIAAY
41S SNOILVZINYOJYO ¥O S3ALLINNINNOD FHL Ol SHdLIVIN IVHM

S1S3U3LNI ALINNININOD 40 NOILVOIdILNAdAl




S1HOI SdIHSNOLLY 13 Al34VS
ALY3Id0O¥d ALINNININOD _ alnand \

LNIWIOHONT
SOINONOD3 2 NOLLYINOIY ALFTIEVAI

O
oN
=3
&
=:
[ o
(D
J
4)]
V)
1
7))




AL13d4VS Ol'1dNd

S1H9IY
Alddd0dd 40 dONVY'IvVd
8 NOILVAYIS3dd

dvO 40 NOILVINNHOA
NI NOILVdIO| Ldvd
ALINNNWINOD

2
%

34vS ® INODT1AM S1d=4
INOAHINT JdNS IAVIN

ONIAMOHO
“43A0 ® ISION "ONMHVd

SHOLISIA 8 STIVOO']
d04 103dS3d TvNOd

Sdd1l1VIN LVHM




SL1SANO B SHIANMO 418 S3AILLINNNNOD

'SLINIAIS3Y INLL-TINA V1ISVOD Ol SS3DJV
N3dML3d dVO 390149 2IMdNd INHGISTdd

SLINIVIdINOD ININ3IDHO4NS
NOWINOD SS3dAaay 4d00 ¥4113d

1HOIH NOILVOI4|LON d31SvSId
11 0d OHM SHINMO M% ~SS3INCUIHVd3dd
d1S 40 1+40ddNS AONIOHINS

SHd1l1VIN IVHM




%zl - %G1 %1€
ALITEVAIT ALFAVS ININIOHOANT

S1Sdd4d1NI € dO1




AYHO0Hd U1S HOd 1d0ddNS ONIANNS »
AL3HVS 2178Nd HO4 ONIAONNS -
ONISNOH ¥0d ONIANNA -

‘334 ISNIVIT HOLYH340 H1S

ALITIEVAIT ALINAWINOD B LH0ddNS
WYHO0Hd HLS 04 SIDHNOS DONIINN

SSIANATHVYdTHd ADNIOHINI

[ waweonna S1VOO

ALNNOD MOOWVTILL Ul SHLS 40 370d DINONODT | m m .._!._.. _ _\/_ _\/_ O O

ML 4O ONIANVLSHIAANN ¥3d4330 YV JOTIAIT

 SLSTWILNFALINAWWNOD LHOJdNS




EXHIBIT
E




uC..)F:LGTJ (] Muntoe ™y ..:..Lub.:g .._Uﬂ_mr Y Lc.
MUY guno er ::...:._n_u
/:.u/_ .T:._u r_f.. UTCVJ Aunon ¢ ﬁ:‘.:._lﬁl

UMOLG ysof JLaygS Aunony yooweyj p

-

UOISSNOSI(] uG@ﬂG@UHOme
ﬂCmHMOM& Twuﬁmm ﬂGH@rﬁ\u.ﬁOLm




\.

SYI0/\ 3] MOH
) §89001J Y [,

uonoy
JUSUWIIDIONUY

°pPO0O

/

-

.

JUIWRDI0JUH

apoD)
JO suoneWI]

J

.

JUSWIODIONUS

O«TOO

Jo ssoding

lj

NOISSMOS1A
A0 SYAUV AdA




SNOLLV' 1[1Ddd
N SHONVNIAY™O

ON.

OdOANA

d0O4 AOHLAW
AIVA ANV LNAIOIAAA
NV ddIAOYd OL

INAWAIHOANA
4dOD

40

45S0ddNd




NOILOYV
LNAWADHOINT 30D 40 FNOIDLNO

JONVITdINOD

4dOO




NOILOV INAWHOHYOANH 4O SAIdINVXA




JOVIEVYD
J LSV Ldd Q)REAAND ONDPIYV

SLNIV IdNOD




SUALLVIN TIAIO
N

SNOILVTOIA
SLNIV IdINOO




"UOTIR[OIA ® S|
yure[dwo) IaYy3ayM
- UoneUTWIISIN(]
Uaim sAe(] QT uryaim
Isuodsay U | |
8@505 .ﬁouu@.dQ

"pasd307] st yurejdwio))

.udoﬁiwmoﬂ

| o1 sarodoyg
Eﬁ& wﬁEEQEoQ.
.aosu< mo 835&

SINUI (7 WM

GOw.H@mH uumuﬂoo

” m:omm@m 03 PaImbay | |

|
!
|

SLINIVIdNOO 404 SS400dd




Aunoy jenual-z

Auno) yyion - €

Aunoy yincs - g

unowy g UoHReIo]
uBWBII0IT BP0 TZ0T

{a1ep
03} ZZOT Ul SUOIIEDINON
USWEI0] ApoT

TZ07 Ul SUOREDNRON
1USWIII0UT 3P0)

QZ0Z Ul sUoIIEINoN
IUSWSIIoUT 3POD .

Ajuno) yuon - 1

£zae

Aunog jeus) -

JunoLLY 2 UoREI0]
JUBWISII0UT APOD TTOT .

Ut suonejotp ageudis
- TZ0T
u suoiiejoia adeusis

0202
u1 suonejoin, adeusdig

Aunc) yuoN - T

Aunog yinos - g

Aunoy jenuss -

{suonenday soUBUipIQ
SPISING sje}) TZOZ IALD

JUNOWY 3§ HOIE307]
JuIRdI0JUT 9P0D 0707

{suonemday saueuIpID
2pISIRG m:mt 0C0¢ JIND o

SOLSILVLS LNIVIdINOD




STIV JONVAY LS
UALSOd LON FOVYNDIS

STTOIHAN ADNTOYINT
JO HOVSSYL ONILLNAATYd
ONIIYL AAISSTONT

SNOLLYTOLA
AJO ONIATINY

SNQOLIVTOLN 351 AN

FONVRAOTIY LDONYIDD0
ONIAAIONT ONISLINIAAY

STLANIN O ONIAFFONT
ASNQISTY LOVINOD TV OO

SYEAd FOVYYD

SINIVIdWNOD
120¢

STIVD JONYIY LS
S EU 30V YYD

FONVXOTTY AONVI D00
ONITFIDINT ONISILYAANAY

T TOIHAA
ADNFOUFING 4O FOVSSY
ONILNGATHYd ONINYY

SLNIVIdNOD
0C0¢

ONISSYISSAYL s 1534190

ONISSVWISTYL 134 O0d

ER@h

SINIVIINOD
TIAID

SLNIV' IdINOD 40 AU(1LVN




uoudy pa3epd) 307

uone)) POIpIwISy UONE[OIA
1213977 Sururep [eury Panss] 191397
uerdwo)-uoN duerduwio))

ﬂ

SNOILOV LNANLYVdHd




SNOILLVINOAY «J 1Y 400dd
10 NOILVOI'TddV SHATYLS ¢, JONAAIAL 10 NJA¥YN4

u./.

NOILOV d0d SISVd




HOHHOIIN
OTTdH

CONIIIOMA

S.LVH

INAWHOVNVIN
TVLINHY
NOILVOVA
HAILOFA4H

HOVNDOIS
NOSH4dd
LOVINOOD







EXHIBIT
F



Zzoc Aenuga4/Alenuer

fonins Aiunwiuiod aiuyeryean



(*S2115113320.4042 AUUNWILI0D JO dA11SaDDNS S1 11 SNy} “IsU3s dAIIDIIUDND 31f13U3198 Y]
Ut a10in23p A[|p211S1301S O 10U SI 31 *3'f - pUOASal 0] P3IDAIIOW SiaqUIBL AUUNWWOI 2504] $133}fad AaAins

SIy1 ‘fom 310pN) "sapiIs BUIMO[[0} Y} Ul papnoui 1. ASAINS Y3 4O S)nsal Alewwns m“—_ 1) mwﬂ_

"A9AIns siy3 ug uoedioiued Suiniaui piedjsod ayy 03 papuodsal oym SOyl [|B 01 JUIS SEM [lBWD
Uy 'SUOIIEIIUNWIWIOD J9YLiny 10§ 13]S1851 0] ssalppe [lew? ue Suipinold pue 1sa1a3ul SulH1oS PUISIF

Jarep 3luyesyeaN ay3 jo 1si| Suljiew aa13ud By} 0} dpew sem Suljlew prensody UO —;_n_.m _\/_ °

SI3UOISSILIWIO) AJUNOD) Ooowle|ji] Y3 03 331HWWO0D AIOSIAPY AHUNWWO) B JO
uonewJoy Suipiedal 15a491uUl JO |9AD] 1S3] O} pUB SUIBIUOD pue SJa1[aq Sulpn|aul ‘AJunwuIod aluyeyyesN

9Y3 Sulpie3ai uolzeulloful Ji1seq Jayled 03 paldnpuod sem Asaing Ajunwiwio) siyl umeQ.\_ 3n_ °

Alewwng



S9sUOdsaY ASAING JO JaqUInN |elo]
(o184 DSuodsalr %/c) «

(suonaaiuos _ %0
10 94T Z) SUOIIBUUOD 191em

20T = SIUBpIsal sWi-|Ing  « 70t
Q€ “uIpISaU il |ind
P i %07
%0E W
c
i
(o184 suodsal %£7) <« %0t qAa
(suoidauuod =
JO %€¥) SUOIDBUUOI J91EeM . %05 m
80¢ = SJuapIsal swin-Hed . ) O
6b JUIpISaI Wi} Hed S
%09 <
M
=
r~+
(11 @suodsas %457) - <« - - - %0L @
(suonosuuod Jo %iT)
SUOITDBUUOD J1EM-Q9~ -~ \ %08
= (SYLS) S|PIUBY WIS MOYS 6 “4LS /M Juapisal 2w Jed
) o 2 ‘SYLS 40 JAUMQ %06
21yl SO1RWIISD PUISIA J9IBAA G ‘10 JUBDBA JO JBUMQD
aluyeyeaN ayl ‘93uaiajal 404 o B %007

(Buijiow pipaisod ayl 01 2104 3sU0dsal %19 b Si SiY1)

PaAIadal atam sasuodsal ASAINs 60T



aouaplsal |euostad {eJow U0 teak
a3inny 10} 10| 'sajpadold jejuau T JO 9sed]) toqual
Jo pue| psaoiduiun H1S Jo Jump W91 poys alow wrisy 3uo} Sulpn)oul

JO1UBJBA JO JSUM(Q) 9 JUDPISAL JWII LB 4O SUO JO JBUMQ  JUSPISII QW MRd  ‘JUSpIsaJ swl {|nd
= - %0
B B -
%0Z
%08

%0Y

%05

sayjigisuodsai
Ajunwiwiod Jo AJaLIeA Ul t39IUN|oA
S1UBPISAL 3WII-||nS JO Aroleln

%09

%01

m\ﬁ_c_\drcfcouu Ul 1931UN|OA



S

2JUBpISal T
|euossad a1niny Joj 10} 10 pe} His ‘seluadold (el 1o eaA T Jo 85e9|) Jajus) W sl
POAOIAUIIUN IO JUBDRAJO JSUMO {0 IBUMQ 3 JUBPISAI AW ed U149} JOYS BIOW IO BUD0 JO JaumQ) JUDPISaL By Med Fuo | BupnouL JuUIpiseJ 3wl [nd

cApeat ag om [|IM “[eruSsse 3q |jIm
sol|ddns AsuaBiowe raixa pue ssegq
00, ‘SIN2J0 1UeUNS) 3yl USYA

isaljddng Aouasiaw]

%0

%01

%0t

%0€

%0t

%0S

%09

%L

%08

%06



Saouapisal {susow

jeuosiad suniny Ioy ‘saiadoud Jo JeaA 1 jo ases|) Jowal
10| Jo pue| paaosdwiun 415 Jo Jsump |eIUDI WD) JI0YS wis3 Buo dulpnpoui
J0 JUBIEA JO 13UMQ P JU3pISal Bul] ued 20W JO BUO JO JISUMQD JuapIsSal awlil ued “uepisas swi{nd

%0
%0

%02

%CE
........... o
%0Y
%St
L't
= Suedndioo %00
suosiad g Ihoge 10 # 98esany
Aeden sBelane y)S
%08
%L6 %00

SIUUNLIWOD JSOW UBY}
1amay Jej — AJUNWILIOD Y3 JO %/ T
Inoge asudulod S3UIPISAI BUL(I-(|NS

6'T
= Sjuednadc
JO # a8esony

%0ZT

J1eah ay) jo Jsoul auy ale sJuapIsal
aWiI-[in} 1eyl asndans a3

JedA Jo jusdiad — AduednooQ jedidAlL



0y

0¢ 0¢ 0l

{%5°G2) 87

(%6°02) €2

(%z'81) 02

o

‘swejqoud snoleg

‘Swigjqold awiog

uswabeuew
pooB ‘eauauadxa poog

1oqyBlou
Jauio Aue uey) Juasayip oN

*90Ualedxe ON

sasuodsal gL

(SY1S)

S|eIURY WD -1OYS UM S9oUalJadxa JO A1alieA IpIpn



H1S 40 J3UMQO
§oj1uedeA JO JAUMO {S)Y1S Jo 2uMmQ “juspisal swl Hed 1USPISSI DI Med sjuaplsal awiy fjn4

%0

%01

%0¢
%0¢€
. i %0v
%04
%09
%0L

%08

T N
‘. !

et o e (_ %06

7.L||...l”-.ll,..‘..i!k A N ) OOH
uawadeuew poos ‘@ausiiadxe poon ’

"3IuUsIadX3 ON ‘100 y31au Joyjo Aue ueyl JUaJ3LJip ON

‘swajqosd awos ‘swia|gosd snolioS m

'S90UaIadXa po08 aAeY SISUMQ Y1S SEJYM
'SY1S UM doualtadxa paxiul dABY SIUSPISS Swil]-1ied
'SYLS Y1IM swiajgqotd aAey SIUSpPISaL Wl -||N4 1SON




0g Oy 0t 0¢ 0l 0

(%46°0) L aalbesig Abuong

(%9¢) ¥ saibe ABuocss

(%0L) 1L aa.by

[eqnap

(

palbesiq

(%Sv¥) 6% aaibesip ABuong

sasuodsalnll

éS|ejual wJal
-1JOys se asn JoJ paniwdiad aq ued 1eyl saiuadoud

aluyeyyeaN Jo Joagwnu ayl uo [|IAIIT ON Jo Adljod
Auno) yoowej|l] 1ua.ind 3y3 Jo uoluido JnoA si 1eyan



ot 9943y Ajduoiism o948y |ennaN - 99d3esi( 93aJ8es1q Ajduoals -

1S 40 ]ouUMQO
10] JUBJEA JO UMD  (S)YLISJOIBUMO  JUIPISDI DU JJed JUIpisSad 2wl Med  S1udpisal sawil jind

S— : —— . P e %0

%0T

%07

%0¢€

P

%0t
%05
%09
%0L
%08

3 %06

S¥ 1S Jo Jagwnu uo Adijod iwl| ou, AJUno) Yum aaJsesi
10 9a43esig Aj8u0.41S 01 pual SIUBPISAL dWIl-1ed pue ||n4



11

0S

9%5°GY) 0

(%S vv) 67—

oy 0

(%SG vE) 8¢
{%1°62) Z&

(%t792) 62—

(9%02) 22
{%02) ZZ

(%6°02) €2

(%2'22) 52
{%g5¢) 6€

S111]19B] JO S3JIAIDS 1NOe SUJBIUO)

0c oL 0
(9%6°0) L—m " "ueulsepad pue 9j0A2Iq 8jeS

***1p ysed}) juswabeuew a1sep

Buiphosy

D penuiluoo Joj Ajddns Jayepn

(ondesyiemes) uoneluES

uono9)0.d JUBLLBSIIoNS MET]

uoio904d a4

S804N0sal [BoIpawt Aouabiawg

abeubis uoenoceAs ILeUNs|

subls aweu peoy

subis peols [euonoaiq

asuBUSIUIBW PEOY

JUSLLIB2I0JUS 1w paadg

a1 “Be) seypoe) oygnd J8YI0

Bupjed oljgnd

rueusspad pue 8jpAolq a1eg

$S800k yoeog

sa|o1yaA Aouabisiua 10} sS820Y

(%2'8) 6—

(%55) 9

(%2°2L) Y1—

(%Sv) g
(%9°¢) v

(%¥9) £
(%8'LL) €L

sasuodsai QLL

(Aldde 1eu; [jeXoayo)



[4)

09 oy 0C 0

(woojlewb

(%2°SS) 99 D)oEoUU 198U aSes|d) 90AEN

(%8'¥2) 92

(woo pewb

(%172) 22— DoeouU 10BIL0D OSEa|d) "SOA

sasuodsal gQ1L

¢103foud s1ya
ul a1edipipied 01 J921UN|OA NOA [IM “pPoiepdn aq 0] Spaau pue
Q66T Ul paidope sem ue|d Allunwiwio) aluyeyyesN Suisixs ayl



€l

(SurpAdaa 1@ Jamas 191em) ainjonJisesjul 21jgnd o JUNOWE 211Ul B INOGE PaUIBIU0I a1k S\

*SYI0M3J14
“3SI0N "S1EpOowWwWOoe 03 3jgeun si Axadoad e Jey) sied Auew 00j "3DUDPISE] SUO e SI01ISIA Auew 00]

"BaJe 3{OYym aY3 uo joeduil 21Louod9
aAIlsod e aaey Aays pue AJUNoD YOOWEji] 0} 9NUSAL XY 3pIaoLd S|eJuUS WD) MOYS WOl S1Sans ay L

‘150D
uo8a10 ay1 20uatiadxa 01 saliwe) Auew Joj 3jgissod 1 xew Ay ‘s|eluad wias) Joys uoddns am

sanJadoud [ejuad e 193435 Supjd0iq SsJed ‘padlojus Julag Jou sHwWij Supjled

"S|ejuaJ WI93-10Ys Y} Mojje pue 8euew 0} paau Ing N)N Ul Juswdolansp adie| e
MO|[e JoU p|noys “1eY3 jo 1ed e ale s|ejuas wial-Joys pue Awouods 4no jo ued jueniodwi ue st Wwsunog

s|ejual wuaj-juoys Jo Aldeded pue azis Wil
‘S|ejua WU3] Joys Joj Alolepuew aq pinoys upjied 19a43s JJO "S|ejusd WI21-1JoYs Jo Jaquinu jjwl

‘pPamo||e 24 10U pinoys pue Sujuoz [eIJswweod
34inbal s|eluay W) JoYs “|erruapisal Ajiwey 9|8uis o) pauoz s| pooylogysau Jno ul 3uluoz ayj

SJUBWWOY) Jo duljdwes



In which neighborhood of Neskowin do you live, operate a business or
work?

Top 10 Neighborhoods (Totalling 405 respondents):

Neskowin Village - 144
South Beach - 80
Sahhali Shores/Sahhali South - 26
Proposal Rock™ - 26
Neskowin North - 21
Neskowin Crest - 19
Hawk Creek Hills - 11
Hills of Neskowin - 8
Slab Creek Road - 6
Tibbits Road - 6

Other Areas - 58

*Some possible Proposal Rock Inn respondents mixed with Proposal Rock
Loop respondents




Pieass select all that apply to-your (Percent of 405 respondents)

:0ran Business

Cunetwhh STAPHME .
B

Outiet reuiting gart e

What is your relationship with Neskowin?

Describa your g 1 impression of the Neskawin area by compiating the statement, *To me, Neskowin is afan..”
Rolrement Communtly .
T

SR

Resor/Vacalion/Second Hopte Community |

Commumity for famiies and prefessional

L

e Ahlen&ofsomeofme‘a?:‘: ve
Bk

Please describe your general impression of the Neskowin area by completing
the statement, 'To me, Neskowin is a/an...”



Do you use STR's when traveiing?

Do you use STRs while traveling?

Are you familiar with the current Tillamook County Ordinances and related policies for STR's?
N

Ymrotinterested

Somewhat, Tve hoard a few n

No. I'd ke tosee them
2t

Ivereadthem

Are you familiar with the current Tillamook County Ordinances and related
policies for STR’s?




Are you familiar with the Transient Lodging Tax {TLT} and STR Opsrator Fee and the funds they generate for the
community and Courty?

No
37.9%

52 1%

Are you familiar with the Transient Lodging Tax (TLT) and STR Operator Fee
and the funds they generate for the community and County?

What dollar amount of TLT funds have been awarded for community projects in Neskowin in the last five years?

$250000-8300.000 .
e

$100.000 5260000

§500.000

What dollar amount of TLT funds have been awarded for community projects
in Neskowin in the last five years?



Which of these most accurately describes your direct experience regarding homes with STR permits in Neskowin
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. _Reognge neghbors cuncermn b cant virg d STR routed
ERTH

5 pARLEIAD: EENCETH, O BELES.
e

Which of these most accurately describes your direct experience regarding
homes with STR permits in Neskowin?

Beltw ars various views i i inS¥Ro tions, Sekoct any that are consistent With your own view,
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Below are various views sometimes expressed in STR conversations. Select
any that are consistent with your own view.

If you have concerns about STR’s in Neskowin, what are your TOP 5
concerns?



If you believe there are benefits to STR’s in Neskowin, what are your TOP 5
benefits?

View fullsize

Future STR Meeting Toples
OherSTRODM2
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Oceanside Short Term Rental Survey

Effective July 1, 2022, the County Commissioners have "paused" the issuance of new short term rental
licenses in unincorporated communities (including Oceanside). Here is a link to the Order. Order Suspending
STR Licensing. The stated goal is to allow time for the county - through its existing Short Term Rental
Advisory Committee - to "identify strategies to mitigate the livability impacts of STRs in unincorporated areas."
The order also recognized the role of STRs "in supporting the tourism economy in Tillamook County." Jerry
Keene represents Central Tillamook County on the STR Committee, and Terri Warren specifically represents
Oceanside. * They have asked us to survey Oceansiders on a few key issues. To participate, you can simply
hit "Reply,” fill in the answers, and hit "Send." If that does not work, you can copy and paste the Survey
containing your responses in an email addressed to oceansidefriends@gmail.com. Jerry and Terri will share
the resuits (but no names) in this Newsletter and in a report to their fellow STR Advisory Committee members.

1. Do you consider yourself a full-time resident, a part-time resident, or an absentee property owner?
Indicate if you are a shori-term rental owner or operator as well.

Full time, part time, absentee, STR owner/operator

j 118

Total responses

Part time, or absentee, STR | 29%
Fulf time, STR 3%

Parttime, non-STR | 42%

Full time, non-STR | 30%

2. If you own or operate a STR so, do you utilize a management company?

Do you utilize a management company for your short term rentai?

No I 55%

2 45%

Yes

0% 0% 20% 30% 40% 50% 60%

3. Have you ever_personally encountered or observed disruptive activity related to STR visitors near
your property? Please describe the type of problem - for example, "noise (loud music or outside



Oceanside STR Survey
Page 2

conversations),” "inappropriate parking," "loose or unruly pets," "intrusive lighting,” "trash disposal" or
the like. Please also indicate if such problems are "frequent," "occasional” or "rare.”

Have you personally observed disruptive behavior at a
STR?

Personally observed disruptive activity — 64% ,

Have not personally ohserved Disruptive — 35%

activity

If you observed disruptive behavior, how often did that
happen?

Once/frarely _ 6%

Occasionally IS <2

Frequently B 42%

4. Were you aware that short term rentals must visibly post a "contact phone number" for
complaints? If so, have you ever personally called to report a problem? Why or why not? If yes,
were you satisfied or dissatisfied with the response?

Awareness of sign requirement

Not aware of sign requirement i BRIERED

Aware of sign requirement  RERENEE BRI

0% 10% 20% 30% 40% 50% 60% 70% 80% 50%



Oceanside STR. Survey
Page 3

Have you called the number on a STR to report an issue?

Have not called the number on the STR o report an

- 5 o
issue B 63%

Have called the number on the STR to reportan |

R 370
issue = 37%

You replied that you've used the phone numbers on the house to
report an issue. What it the freqguency of the calls?

Once/rarely EESEOEE 6%

Occasionatly SERE 47Y%,

Frequently S R R R R I T e T A T, 42%

When you called the number for the STR to express your concern,
were you satisfied with the result of your call or not?

Not Satisfied

R /1

Satisfied

A, 5o

5. STR issues often pit two fundamental property rights against each other. STR
advocates prioritize the right to use one's property in a way that generates income and/or
enhances its market value ("marketability"). Opponents prioritize the right to stable and
livable residential neighborhoods ("livability™). Viewing these interests as opposite ends of a
spectrum, select the number that best reflects where you would strike the balance between
them. (For example, a "5" means you weigh them both equally. A "2" means you would prioritize
"Marketability" much higher than "Liveability” in most cases).

(Marketability) 1 2 3 4 5 6 7 8 9 10 (Livability)



Oceanside STR Survey
Page 4

On the balance of marketability vs. Livability, short term rental
owners/operators score vs. non-STR owner score

Overall average ; ; ‘5 .r : ;
|

Non-STR owner average ; i : ; ; : ;7 9
STR ; i : : :
TR owner average : : : : -5

0 1 2 3 4 5 & 7 8 9

6. Tillamook County has historically collected between $4 million and $7 million in tourism lodging
taxes (TLT) from STR customers, of which 30% is allocated directly to county road and bridge
repair/maintenance. STR Operator's also pay an annual fee, generating hundreds of thousands of
doilars for workforce housing initiatives (75%) and to law enforcement (25%). How important is that
information to you in formulating your view of STRs generally?

(No significance)1 2 3 4 5 6 7 8 9 10 (Critical significance)

Impoertance of TLT income for the county projects and initiatiaves

Overall average m 6

Non-S .
on-STR owners R — S 3

- Short term rental owner/operator ' = g

7. Here are some alternatives being considered by the STR Committee. Please rate your support for
each of them on a scale of 1 (absolutely oppose) to 5 (entirely support).

Ban and phase out all STR by owner/operator vs non-STR owners on a scale
of 1 {absolutely oppose) to 5 (entirely support)

Overall average

RS ], 9 2

Non-STR owner

L}

STR owner/operator R ] . 2



Oceanside STR Survey
Page 5

Limit an STR license to the current owner {new owners must re-apply and
comply with upgraded requirements adopted since the previous
license issued) by STR by owner/operator vs non-STR owners on a scale of...

Overall average m i |
Non-STR owner % 4.5
STR owner/operator w 2.7

Cap the number or percentage of homes with STR licenses in each
community by STR by owner/operator vs non-STR owners on a scale of 1
{absolutely oppose) to 5 (entirely support)

Overall dverage “ 3.7
Non-STR owners m‘ 39
STR... M 3.2

¢ 0.5 1 15 2 25 3 35 4 4.5

Use some STR tax or fee revenue to fund special enforcement personnal to
respond to STR-related complaints STR by owner/operator vs non-STR
owners on a scale of 1 (absolutely oppose) to 5 (entirely support)

L S—
NN TR N o —————— 3.7

STR owner/operator ; . 4

Reform current formulas to reduce the number of parked cars permitted at
each STR by owner/operator vs non-STR owners on a scale of 1 (absolutely
oppose) to 5 {entirely support)

Overall average [N - .5
Non-STR owner NG S.c
STR owner/operator NG .2



Oceanside STR Survey
Page 6

If you are willing to spend the additional time, we would appreciate your brief narrative
response or reaction to each of these statements that have been offered during STR meetings.

6. STR visitors are too often blamed for misconduct by day visitors or family/guests of actual owners.

Non-STR owners

STR owner/operator

BB
No opinion B Disagree M Agree

7. STRs inappropriately bring a commercial activity into residential zones

Non-STR owners

STR owner/operator

No opinion ™ Disagree W Agree

8. STRs displace long term renters or residents needed to support community resources like
volunteer fire departments, crime watch efforts and neighborhood associations.

Non-STR owners

STR owners/operators

[t no opinion K Disagree M Agree



Oceanside STR Survey
Page 7

9. STR bans and caps would be less necessary if there was an adequate enforcement response
when problems arise and are reported.

Non-STR owners

STR owners/operators

No opinion ®Disagree ®Agree

10. STRs are an under-appreciated but vital contributor to Tillamook County's economy and tax base.

Non-STR owners

© STR Ownersfoperators 0

I,

no opinion M disagree M agree

Terri Warren, Oceanside STR Committee Representaltive
Jerry Keene, Central County STR Committee Representative

*Qceansider Pam Zielinski also serves on the STR Commitltee generally representing "Real Estate,"
and Netarts-Oceanside Fire Chief Tim Carpenter represents "Public Safety."”



RECOMMENDATIONS FOR UPDATING TILLAMOOK COUNTY ORDINANCE #84
SHORT-TERM RENTALS
Neskowin Citizen Advisory Committee
STR Subcommittee

December 2022

The Neskowin Citizen Advisory Committee’s Short-Term Rentai Subcommittee was developed
by the Neskowin Citizen Advisory Committee (NCAC) with the goal to foster communications
between community members regarding Short-Term Rentals (STRs) in Neskowin. This new
commitiee worked throughout 2022 to develop recommendations for updating rules and
regulations in Tillameok County’s Ordinance #84, which governs STRs throughout
unincorporated areas of Tillamook County. These recommendations are specific to Neskowin.
Qur goal is to provide recommendations that reflect support from a variety of community
members and demonstrate a balance of livability and personal property rights, while continuing
our history of welcoming guests to Neskowin.

These recommendations were developed through a thoughtful combination of research,
community feedback (public Zoom meetings, written submissions, communications with
community members), aftendance and participation in the county STR meetings, and two
detailed community surveys. The goal of the first survey was to identify concerns & benefits
related to STRs. The final survey’'s goal was to gauge opinions on priorities and proposed
changes to Ordinance #84.

The final survey had 449 responses from eligible NCAC members. 165 respondents (37%)
reported that they were homeowners with STR permits. 284 respondents (63%) reported they
do not own a home used as an STR in Neskowin and included residents, seascnal owners,
property owners, business operators/owners, and long ferm rental residents. It is worth noting
that while 449 responses is a very good response rate, there are a number of eligible NCAC
members who did not participate in the survey for whatever reason.

The recommendations from our subcommittee do not necessarily reflect the individual opinions
of any STR subcommittee member, and recommendations to the county & NCAC are advisory
only. Any updated rules & regulations will be voted on by the Tillamook County Board of County
Commissioners. The recommendations are below, followed by a basic summary of survey data
and survey results.

Neskowin Community Demographics as of October 2022 (all numbers are approximate):
908 Improved Properties - multiple owners all eligible for NCAC
426 Approximate Number of Unimproved Properties - multiple owners all eligible for NCAC
205 Residents - 2020 US Census
187 STR Permits - many granted to homes with multiple owners
85 condos, townhomes or apartments with STR permits (56 in commercial zoning)
102 stand alone homes with STR permits



RECOMMENDATIONS

e Improved Enforcement

There is community feedback that complaints are not adequately addressed by the county. The
actual number of documented violations at STRs in Neskowin reported by Tillamook County is
extremely low. Adding new rules and regulations is meaningless if they cannot be adequately
enforced. Therefore, we highly recommend Tillamook County hire an enforcement officer who
can work nights and weekends during the summer months to more effectively enforce
Ordinance #84. A person in this role would be able to actively promote compliance and reduce
the burden on the county sheriffs who are already spread thin responding to emergencies. This
role will also reduce reliance on others to report perceived problems, as enforcement should not
solely fall on neighbors. We consider enforcement to fall under both tourism and public safety
umbrellas, and subsequently eligible for Operator Fee funds and Transient Lodging Taxes.
Therefore, we recommend aliocation of funds to support improved enforcement.

s Percentage Cap

Although there is a continuing discussion among STR subcommittee members about what the
appropriate and precise percentage cap for STRs in Neskowin should be, we are in agreement
in recommending that some level of a percentage cap limit on the number of STR permits
issued in Neskowin be implemented. This recommendation is supported by a majority of
respondents on the survey, and included a wide variance of percentage levels supported. If a
percentage cap is established by the County, there is also strong support in the survey to
include residentially zoned condos & townhomes in a cap (no exclusions for such dwellings in
NeskR1 & NeskR3 zones). There is also community support to allow dwellings with STR
permits in commercially zoned areas to be exempted from inclusion in any potential percentage
cap.

o Update “Sleeping Areas” to “Bedrooms”™

We recommend calculating maximum occupancy based on the number of “bedrooms” instead of
“sleeping areas” in an STR at a rate of 2 per bedroom +2 guests overall. The majority of
respondents to the survey supported this change. For the purpose of the survey, we defined a
“Bedroom” as a room intended for sleeping with a door and operational exterior window egress
(window minimum 44" up from the floor and minimum 24’ tall and 20’ wide). However, the
Oregon Residential Specialty Code, recently amended, which is administered by the Oregon
Buildings Division, and governs the construction and reconstruction of dwellings and the
requirements for all habitable spaces including bedrooms, will likely require the county to refine
the STR definition of a “bedroom” for purposes of occupancy. We would like to see some
allowances be made that factor in some exceptions for existing studios, dwellings which include
lofts, and similar dwellings, to the extent that such residences and dwellings may be somehow
excluded by this definitional change. We believe this change will have a cumulative impact on
at least some of the livability concerns expressed in our community. Ideally, marginally reducing
the overall number of guests allowed in STRs will have an impact on lowering the overall
number of cars, traffic, trash, etc.



¢ Online STR Directory, Complaint Form and Exterior Signage

We recommend an online STR directory containing the STR address, contact phone number,
contact email, and maximum occupancy. To protect privacy we do not recommend an owner's
name be required online with this information, but it could be optional. We believe an online
directory will facilitate communication between neighbors and help resolve any potential issues
more quickly than complaining via a third party. For exterior signage on site, survey results
support continuing to require the name and phone number for a contact person, but no
additional required information garnered majority support.

e Parking - Max 6 Vehicles
The STR survey did not show a majority opinion for any single parking solution. However,
based on a majority of respondents desiring some increased parking limitations, and our review
of considerabie community feedback on this issue, our committee recommends a limit of 6
off-street parking spots per STR, and continuing to require 1 spot per “Bedroom” (not "Sleeping
Area”) plus 1 extra (up to 6). Requiring more spots can encourage removal of landscaping to
make way for parking, and we hope that a reduction on parking spots will have a cumulative
impact on lessening the number of cars in our neighborhoods and associated livability concemns.

¢ Bear Resistant Trash System & Weekly Trash Pick-Up

Consistent with the majority of survey respondents, we recommend requiring some type of bear
resistant trash bin or enclosure for STRs. The survey supports requiring this for all owners in
Neskowin, but we recognize Ordinance #84 is limited to STRs. We do not recommend requiring
twice weekly trash pickup for STRs with two or more reservations per week. This is an undue
burden and does not factor in the number of occupants or amount of trash produced.
Additionally, upon checking with Nestucca Valley Sanitary Service, they indicated that they do
not have the manpower nor truck capacity to do a large number of twice weekly pickups in
Neskowin.

e Dark Skies Initiative
Survey responses supported a requirement for the exterior lights at STRs to be shielded
downwards. However, factoring in the strong survey resuit for these types of rules to apply to all
homes in Neskowin, we are instead encouraging the NCAC to consider taking steps and
gathering community input for feedback on the feasibility of a Dark Skies Initiative in Neskowin.

e Community Rules
There was strong support for various rules for trash, parking and lights to apply equalily to all
homes in Neskowin, and not just STRs.

¢ Increase Amount of Transient Lodging Tax (TLT) Funds Allocated to Neskowin
There was strong community support that TLT (currently 10% of rental revenue) funds should be
reallocated towards enhanced enforcement in Neskowin. Qverall, our community would like to
see more TLT grants awarded to support public safety and impacts of fourism directly to
Neskowin. |deally, these funds would be commensurate with the high amount of TLT our STRs
generate for the community, and would be provided on an annual basis for long-term community
enhancement and initiatives.



¢ In-Person Response Requirement
Consistent with the majority of survey respondents, we do not recommend a requirement for
in-person response 24/7. This would require owners to either hire local property management,
or hire a local person for coverage.

¢ Annual Nightly Limit, Max Occupancy Limit, or Proximity/Distance Based Limits
There are STR subcommittee members and many community members that support some or all
of these limits. However, solid majorities of survey respondents did not. Therefore, as a
subcommittee we do not recommend any of these types of limits at this time.

The NCAC STR Subcommittee would like to thank our community for working together to find
common ground for all community members in Neskowin on what can be a generally divisive
topic. We believe these recommendations encompass a fair and balanced approach to STRs in
Neskowin. The recommendations recognize the chailenges and respect the benefits that go
hand in hand with welcoming visitors to the Oregon Coast. Thank you for your consideration.

Respectiully,
NCAC STR SubCommittee
Alex Sifford - Resident
Alexis Tate - Business Representative
Hillary Gibson - STR Owner
Roger Wicklund - STR Owner
Tom Prehoditch - Resident

Page 5: Final STR Survey Summary Slides
Page 6-19: Final STR Survey Data Slide Presentation
The slide presentation may be viewed online with optimal formatting: STR SURVEY
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SUMMARY

Require some type of bear resistant trash system

Various rules should equally apply to all Neskowin homes
Reallocate TLT funds for enhanced enforcement

Online complaint form

Require exterior lighting to be shielded downward

Percentage cap on number of STR permits

Exempt commercial zones from potential percentage cap

Calculate max occupancy by "bedroom" instead of “sleeping area"
Some typs of additional parking limit

Online directory of STR permit contact info

Exterior signage include contact person & phone number

SUMMARY

Ban STRs in Neskowin
Different property rights based on owner's time at home

Exempt condos & townhomes in residential zones from potential
percentage cap

Proximity or distance based limits

Cap on total maximum occupancy

Require some STRs to remove garbage twice weekly
Limit on number of nights per year annually able to rent

Require tocal management NO MAJORITY RESPONSES

Grandfathering by Category
Transferability of STR permits
STR Permit Limits Per Person



NESKOWIN CITIZEN
ADVISORY COMMITTEE

SHORT-TERM RENTAL SUBCOMMITTEE

DEC 2022
STR SURVEY RESULTS

GOAL
GATHER COMMUNITY INPUT FOR
RECOMMENDATIONS TO UPDATE ORDINANCE #84



SURVEY BACKGROUND

The STR Subcommittee is balanced with Neskowin volunteers who applied,
interviewed & were selected to serve along with an invited business representative.

Alex Sifford - Resident

Alexis Tate - Business Representative
Hillary Gibson - STR Owner

Roger Wickiund - STR Owner

Tom Prehoditch - Resident

This survey had 449 eligible responses. The survey was open to all NCAC members
(age 18+ people who reside in, own property in, or are a business owner or operator
within the NCAC boundary or "Neskowin"” zip code 97149),

All questions required an answer to provide a clean set of data for tangible
information to share with the county.

Thank you to Biff Schlicting for NCAC communications & coordination of survey
distribution & data.

SURVEY BACKGROUND

Recommendations to the county & NCAC are advisory only. Any updated
rules & regulations will be voted on by Tillamook County Board of County
Commissioners. This survey will provide the county with general opinions of
the community.

Policies are ideally based on facts, and when the county is considering
various updates to rules and regulations, we hope this community input will
be a factor taken under advisement.

Feedback? Please feel free to share comments with the NCAC: info@neskowincac.org

Public Comments may be sent to Tillamook County STR Advisory Committee:
publiccomments@co.tillamoock.or.us



I ARE YOU A HOME OWNER WITH AN STR PERMIT?

284 NO - 1do NOT own a home used as
an STR in Neskowin = 63%

135 YES - STR permit holder actively

63% renting = 30%

NO 30 YES - STR permit holder NOT actively

STR renting for any reason = 7%
PERMIT

284 respondents (63%) reported they do not

own a home used as an STR in Neskowin
{includes residents, seasonal owners, property owners,
business operators/owners, and rental residents}.

165 respondents {37%) reported they were
homeowners with STR permits.

DO YOU SUPPORT A LIMIT ON THE TOTAL NUMBER OF ALL STRS IN
2 NESKOWIN VIA A "PERCENTAGE CAP" WHICH WOULD LIMIT STR
PERMITS AT A CERTAIN PERCENTAGE OF TOTAL PROPERTIES?

200 L 264 respondents (59%) supported
some level of percentage cap from
¥ NO - YES 0%-50%
150 S L
& % CAP % CAP 185 100% cap limit (no limit) = 41%
Y mar 58 20% cap limit = 13%
[ I o - [+)
41A 59% 49  10% cap limit = 11%

100 39 25% cap limit = 9%

32  15% cap limit = 7%
28 50% cap limit = 6%
27 0% cap limit (ban) = 6%
17 30% cap limit = 4%
10 40% cap limit = 2%
2  35%cap limit = .4%

ch\f’ FSIC IR S s* ,)9°\° R Ll 2 A8%cap limit = .4%

PERCENTAGE CAP LIMIT



IF A PERCENTAGE CAP LIMIT WERE ADDED TO ORDINANCE #84, DO
YOU SUPPORT APPLYING THE LIMIT TO STAND-ALONE HOMES ONLY
& EXEMPTING CONDOS, TOWNHOMES & APARTMENTS OR SIMILAR
FROM CALCULATIONS FOR A PERCENTAGE CAP?

1 89 NG - include ALL STRs in caleulation of a parcentage cap,
ALL EXEMPT regardless of zoning or property type (current calculations reflect
all 5TRs) = 42%

1 6 0 YES - exempt ALL condos, apartments, townhome style homes etc
from a percentage cap, regardless of zoning = 36%

1 0 0 YES - exempt ONLY permits for STRs in NeskC Commercial zones
(including but not limited to Neskowin Resort & Proposal Rock

A Inn). This option would NOT exclude condos in NeskR3 & NeskR1
LT N
{ Re. T AL zones from being included in potential percentage cap calculations
'RESIDENTIAL EXEMPT (including but not limited to Chelan, Pine-Crest, Pacific Sands &
v e 36% .
i s Breakers Beach Houses) = 22%
EXEMPTION « -

N 6e% o
U ° : 2 89 Respondents (64%) supported no exemptions for any
._f'_ NONE - SOME TYPE properties in NeskR3 & NeskR1 residential zones from

i EXEMPT "; EXEMPTION potential percentage cap
Lo cA2% - 58%
L ;

26 0 Respondents {58%) supported exemption for commercially
zoned properties from potential percentage cap

4 DO YOU SUPPORT A LIMIT ON THE NUMBER OF
NIGHTS PER YEAR AN STR CAN BE RENTED?

250

200

CYES  NO
CLIMIT - LIMIT
- 45% . 55%

150

249 365 NIGHTS = 55% NO LIMIT
113 120 NIGHTS = 25%

71 180 NIGHTS = 16%

16 240 NIGHTS = 4%

NUMBER OF NIGHTS PER YEAR ALLOWED TO RENT



S

DO YOU SUPPORT DENSITY/PROXIMITY BASED LIMITS?
For example, requiring a certain distance between two STRs, or limiting
percentage of STRs per area smaller than Neskowin (neighborhood, street etc.).

275 NO =61%

174 YES = 39%

SHOULD ANY TYPE OF BEAR RESISTANT TRASH

CONTAINER, BARRIER, OR ENCLOSURE BE REQUIRED
AT STRS?

328 YES = 73%
62 NO = 14%
59 Require after a certain

number of trash violations
annually = 13%

10



7 WOULD YOU SUPPORT A CAP ON TOTAL MAXIMUM
OCCUPANCY PER PROPERTY WITH STR PERMIT, REGARDLESS
OF NUMBER OF BEDROOMS OR SLEEPING AREAS?

300 [

266 NO =59%
R 104 YES 8 guests = 23%
40 YES 10guests=9% /. . |
39 YES12guests=9% / ..

100 9

NOCAP 12 GUESTS 10 GUESTS 8 GUESTS

8 SHOULD MAXIMUM OCCUPANCY BE CALCULATED
BASED ON "BEDROOMS" INSTEAD OF "SLEEPING AREAS"
AT THE RATE OF 2 PER BEDROOM + 2 OVERALL?

IR 254 YES =57%
NO  YES
43%  57% 195 NO = 43%

11



9 WHICH OF THE FOLLOWING RESTRICTIONS ON

PARKING DO YOU SUPPORT FOR STRS?
RESPONDENTS COULD CHOOSE MULTIPLE OPTIONS

200 97 NO (no change) - Require 1 parking
spot per bedroom + 1 extra = 44%
150 1 1 4 YES - Limit parking to actual
number of spots available, but no
more than 5 spots total = 25%
100
1 03 YES - Limit parking via removing
allowance for 2 on street parking
spots from permit total = 23%
50
3 YES - Limit parking to 1 spot per
bedroom/sleeping area = 21%

2 5 2 Respondents support some type
of additionat parking limit = 56%

'|0 SHOULD STRS BE REQUIRED TO HAVE ANY
EXTERIOR LIGHTING SHIELDED IN A MANNER TO
DIRECT LIGHT IN A DOWNWARD DIRECTION ON
THE PROPERTY?

| 289 YES = 64%
NO YES

R DA 160 NO = 36%
- 36% - 64%

12



ll WHAT, IF ANY, ADDITIONAL INFORMATION SHOULD BE
R

EQUIRED TO BE INCLUDED ON EXTERIOR STR SIGNAGE?

RESPONDENTS COULD CHOOSE MULTIPLE OPTIONS
250

225 Phone number for contact person
{currently required by Ordinance #84} =

200 § 50%

223 Name of contact person (currently

150 0 required by Ordinance #84) = 50%

145 Maximum oceupancy = 32%
100 . ‘ 143 Maximum number of vehicles allowed = 32%
131 County enforcement phone number = 29%

50 i 130 STR permit number = 29%

100 £mail address for non-urgent issues = 22%

53 No information should be required = 12%

12 DO YOU SUPPORT TILLAMOOK COUNTY CREATING AN
ONLINE DIRECTORY OF STR PERMIT CONTACT
INFORMATION TO FACILITATE COMMUNICATION AMONG
NEIGHBORS IN THE EVENT OF A POTENTIAL ISSUE?

231 YES - require online directory = 51%

YES 130 NO (no change) continue to only require
p contact phone number posted on
= REQUIRE property = 29%

L )
“oprionat  91%

o 88 YES - let owners & property managers
20% voluntarily opt-in online directory = 20%

13



'|3 DO YOU THINK IT WOULD BE HELPFUL tF
TILLAMOOK COUNTY CREATED AN ONLINE
COMPLAINT FORM SPECIFICALLY FOR STRS?

293 YES = 65%

1566 NO = 35%

14 DO YOU SUPPORT REQUIRING STRS TO HAVE LOCAL
REPRESENTATION (LOCAL MEANING CAN RESPOND IN-
PERSON IF NEEDED WITHIN 1 HOUR, FOR EXAMPLE)?

244 NO - {no change - owners may self-
manage and continue to have local
contact person without requirement to
respond in person) = 54%

. NO 137 YES - Require Local Response In Person

. IN'‘PERSON 24/7 (cost variable) = 31%

. response:  54%

31% &8 YES - Require Local Property Management
ST (approximately 30% commission) = 15%

2(Q5 Total respondents (46%) supported some
type of local property management
requirement

14



15 IF CHANGES WERE MADE TO ANY FUTURE ORDINANCE, WHICH
CATEGORIES WOULD YOU SUPPORT "GRANDFATHERING" FOR

CURRENT STR PERMIT HOLDERS?
RESPONDENTS COULD CHOOSE MULTIPLE OPTIONS

e 143 No Grandfathering for any existing STR

permit holders = 32%

127 STR Permit Transferability = 28%

100 §

' 118 Proximity or Distance Limits Between STRs
= 26%

50 SR 105 Percentage Cap Limits = 23%
103 Annual Limit Number Nights Rented = 23%
89 Parking Spot Limits = 20%

89 Maximum Occupancy = 20%

‘6 DO YOU SUPPORT A RULE REQUIRING STRS WITH 2
RESERVATIONS WITHIN A 7 DAY PERIOD TO BE
REQUIRED TO REMOVE GARBAGE TWICE WEEKLY,
REGARDLESS OF OCCUPANCY LIMITS?

259 NO =58%

YES  NO 190 YES = 42%
a2%. 58%

15



17 sHOULD VARIOUS RULES FOR TRASH, PARKING,
LIGHTS ETC., APPLY EQUALLY TO ALL HOMES IN
NESKOWIN, OR JUST STRS?

325 YES ALL HOMES = 72%

124 NO JUST STRs = 28%

18 DO YOU BELIEVE PROPERTY RIGHTS SHOULD
DIFFER BASED ON THE AMOUNT OF TIME AN
OWNER PERSONALLY SPENDS IN THEIR HOME?

- YES

L 21%
N0 96 YES=21%
e

353 NO =79%

16



19 SHOULD STR PERMITS BE TRANSFERABLE?

218 YESinall cases, including upon sale
{no change) = 49%

130 NOinali cases, NOT transferable
YES upon sale = 29%

- TRANSFERS 4 4

PARTIALLY in some cases (such as
49% family members or any "arm-in-arm"
B : transaction where the two parties
v 29% have a pre-existing personal or
R ; professional relationship) = 22%

20  GOING FORWARD, SHOULD NEW
STR PERMITS BE LIMITED PER PERSON?

197 YES - one STR permit per
person = 44%

YES
| i LIMIT1 173 noO (no change) = 39%
NO LIZM-IT . 79 YES - no more than 5 STR
39%.

permits per person =18%

17



21 DO YOU SUPPORT REALLOCATION OF
ADDITIONAL TRANSIENT LODGING TAX (TLT)
FUNDS FOR ENHANCED ENFORCEMENT OF

ORDINANCE #3847

324 YES =72%

125 NO = 28%

22

DO YOU SUPPORT BANNING STRS IN NESKOWIN?

SUREE 16% - 378 NO = 84%
: NO | 71 YES =16%

18



THANK YOU

Thank you everyone in the community for participating
throughout this year long process. A substantial amount of
valuable feedback and information has been shared and
received between neighbors and the NCAC.

Our committee is thankful that our community is working
together to find common ground for all home and property
owners in Neskowin.

Survey results will be shared with Tillamook County's

Short-Term Rental Advisory Committee & NCAC's i
Community Plan volunteers. SV

19






Neskowin Community Advisory Committee
December 2022 STR Survey Results

Non-STR Permit Holder Survey Responses

(Authored by the NCAC Officers*)

Respondents Answering "Yes":
% of % of % of
Non-Permil Permit Combined
Holders Holders Responses

{284) (165) {449) Question

93% 80% 88% Some form of Exterior signage

85% 51% 73% Reguire some type of bear resistant trash system

82% 52% 71% Online directory of STR permit contact info

80% 58% 72% Reallocate TLT funds for enhanced enforcement

80% 36% 64% Reguire exterior lighting to be shielded downward

79% 42% 65% Online complaint form

74% 40% 61% STR permit limits per person

74% 32% 59% Percentage cap on number of STR permits

70% 38% 56% Some type of additional parking limit

66% 39% 57% Calculate max occupancy by "bedroom" instead of "sleeping area"
65% 10% 45% Limit on number of nights per year annually able to rent
62% 89% 72% Various rules should equally apply to all Neskowin homes
61% 21% 46% Require local management

59% 5% 39% Proximity or distance based limits

58% 15% 42% Require some STRs to remove garbage twice weekly

57% 95% 71% Some form of transferability

54% 18% 41% Cap on total maximum occupancy

53% 93% 58% Grandfathering by category

29% 8% 21% Different property rights based on owner's time at home
27% 52% 36% Exempt condos & townhomes in residential zones from potential percentage cap
27% 14% 22% Exempt commercial zones from potential percentage cap
24% 2% 16% Ban STRs in Neskowin

*Ran Koch-Chair, Tracey Hauth-Vice Chair, Chris Silkowski-Treasurer, Dave Benenth-Secretary



Neskowin Community Advisory Committee
December 2022 STR Survey Results

STR Permit Holder Survey Responses
(Authored by the NCAC Officers¥)

Respondents Answering "Yes":
% of % of % of
Non-Permil Permit Combined
Holders Holders Responses

(284) (165} (449) Question

57% 95% 71% Some form of transferability

53% 93% 68% Grandfathering by category

62% 89% 72% Various rules should equally apply to all Neskowin homes
93% 80% 88% Some form of Exterior signage

80% 58% 72% Reallocate TLT funds for enhanced enforcement

82% 52% 71% Online directory of STR permit contact info

27% 52% 36% Exempt condos & townhomes in residential zones from potential percentage cap
85% 51% 73% Require some type of bear resistant trash system

79% 42% 65% Online complaint form

74% 40% 61% STR permit limits per person

66% 39% 57% Calculate max occupancy by "bedroom" instead of "sleeping area"
70% 38% 56% Some type of additional parking limit

30% 36% 64% Require exterior lighting to be shielded downward

74% 32% 59% Percentage cap on number of STR permits

61% 21% 46% Require local management

54% 18% 41% Cap on total maximum occupancy

58% 15% 42% Require some STRs to remove garbage twice weekly

27% 14% 22% Exempt commercial zones from potential percentage cap
65% 10% 45% Limit on number of nights per year annually able to rent
29% 8% 21% Different property rights based on owner's time at home
59% 5% 39% Proximity or distance based limits

24% 2% 16% Ban STRs in Neskowin

*Ran Koch-Chair, Tracey Hauth-Vice Chair, Chris Silkowski-Treasurer, Dave Benenth-Secretary
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$49,000

.
+

Beach wheelchairs (9)

$14,000

Kayak launchers (2)
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Corridor

Project

$3,600,000 -

purchase of

Jensen

property and

planning

Bed Straub State Part M

Cape Kiwanda
beach access
$132,659
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Maximum Occupancy Summary

as of 3/1/2023
Maximum Number of
Occupancy STRs
Uptod 249
6-10 798
11 -‘15 151
16-20 25
More than 20 4

Total 1,225
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#STRs in:
Neahkahnie

Neskowin
Netarts
Oceanside
Pacific City
Tierra Del Mar

Total

Estimated # STRs by # Nights Rented - CY 2022

[[=]

11

40

15

16

58

151

# Nights Rented
1-29 30-100 101-200 201-365
12 12 27 22
21 28 50 45
13 18 26 31
12 18 47 39
33 100 94 43
5 13 12 9
96 189 256 189

Total

84

184

103

132

328

881
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COMPARISON BY LOCATION
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Issues the Advisory Committee
did not address or embrace.

1. Density Limitation on STR Registration Certificates Outside of Unincorporated
Community Boundaries and City Urban Growth Boundaries (i.e., RR-2 zones and
other non-resource areas outside of rural communities and acknowledged UGBs)

The Advisory Committee did not address any mechanism to limit the number of STR licenses,
which was viewed as an issue reserved exclusively to the Board for consideration. The issue
arises only if STRs operate in a way that causes nuisance impacts on their residential neighbors
and neighborhoods, and limits on the number of STRs is the only way to reduce nuisance
impacts. Put differently, if all STRs operated in perfect compliance with all nuisance and
operational requirements so as to be indistinguishable from owner-occupied homes, there would
be no need to limit the number of STR licenses. However, neighborhood representatives
provided compelling testimony that, in fact, there is a significant nuisance impact from a large
number of poorly operated and managed STRs, which indicates that some sort of limitation on
STR numbers is warranted.

Several mechanisms were suggested for limiting the number of STR licenses: (1) neighborhood
or subregional caps on STR licenses, (2) a density limitation that prohibits issuance or renewal of
an STR license if there is another STR within 250 feet (measured from closest property line to
closest property line), (3) a requirement that to qualify for an STR license the dwelling must be
the owner’s primary residence.

a. Caps: The County has discussed a subregional cap system, which requires the County to
define the boundaries of each rural community/neighborhood or subregion (a mapping
exercise) and then set a maximum cap on the number of STR licenses that will be
allowed in each subregion. The process of setting caps will require a substantial amount
of public process and will likely not be easy if the cap is set below the current STR pool
size. The process will be made easier if the cap is set at or above the current STR pool
size. Under this system, new STR licenses can be issued, and existing licenses renewed,
only if there is room under the established cap at the time the application is reviewed.
Priority would be given to renewal of existing licenses over issuance of new licenses. If
the Board is choses this system, staff would recommend establishing a “wait list” for
STR applicants who cannot receive licenses due to the cap. As capacity opens-up under
the cap, the applicant at the top of the wait list would be offered the opportunity to obtain
an STR license.

b. Density Limits. Under this system, the County will not issue or renew an STR license if,
at the time of application, there is a valid and registered STR operating within 250 feet of
the applicant’s property. Any applicant for a new or renewed STR registration certificate
that is barred due to this provision will be placed on a waiting list in order of
rejection/non-renewal and will be contacted as soon as the property is no longer within
250 feet of another active STR registered property. This system would be relatively



difficult to implement because it would basically create a slow motion race to each year’s
STR license renewal. For example, when two homes within 250 feet of each other both
have an STR license, the first to apply for renewal would be denied and lose its license,
and the second one would qualify for license renewal because the first one has lost its
license. If the Board choses this system, staff would recommend some sort of phase-in
process to allow existing STR license holders who fail to qualify for renewal to continue
operation for a fixed period of time (5 years) and then go out of business if they still
cannot meet the 250-foot density requirement.

c. Owner Residency Requirement. Under this system, in order to qualify for license
issuance or renewal, the house must be the owner’s primary residence, as demonstrated
by several indicators, e.g., voter registration records, DMV license records. This system
is relatively easy to implement and potentially allows an STR license to issue for every
house in unincorporated Tillamook County. This system, however, will eliminate
corporate ownership of STRs and all out-of-town second homeowners from the STR
program.

All of these systems limit or reduce the number of STR licenses and create scarcity in STR
licenses. If the Board selects an option for limiting the number or density of STRs, it should be
aware of the current pool size and distribution of STRs in each rural community within the
County. The Board should be alert to when a particular limitation program eliminates STRs
from the program because that action could create legal liability for the County if not managed
correctly. Any regulation that reduces the current pool size or eliminates existing STR licensees
raises the possibility of legal challenges. Conversely, if the Board selects a limitation
mechanism that does not shrink the current pool size or eliminate any currently
operating/licensed STRs, it likely can avoid legal challenges (at least for an unconstitutional
Taking).

To guard against any legal challenges and reduce the risk of losing those that are filed, the Board
should consider additional provisions to phase-in restrictions that might eliminate STRs from the
program. Such a so-called amortization schedule would provide several years of continued
operation as a way for STR owners to recoup their so-called “investment backed expectations.”
This means that for those STR operators who claim to have made specific investments in their
homes uniquely tailored to using the home as a short-term rental, they can recover those
investments before terminating short-term rental use. Those homes would then have to convert
to long-term tenancy. In reality, every investment in a house for its use as a short-term rental can
also be used for a long-term rental purposes or long-term owner occupancy. As a practical
matter, therefore, it is very difficult for a claimant to prove an unconstitutional Taking claim
because every STR can readily be used for long-term tenancy, i.e., rental for more than 30 days.
The county is not a guarantor of a particular annual profit based on a business license program
that requires annual renewal and does not impart a property right.

2. “Use It or Lose It” Requirement that STRs rent a minimum 30 nights per year to
qualify for STR license renewal



This issue arose when it became apparent there is a significant number of STR licenses held but
not used, These STR licenses were apparently obtained as “place holders” to enhance property
value for resale in the event that a would-be house buyer wanted to use the house as an STR.
These shadow licenses affect the total number of active STRs existing on the coast and
negatively affect County revenue that could be derived from active STR rental. Staff suggested
to the STR Advisory Committee that they consider adopting a requirement for annual renewal
that the STR be rented at least 30 nights (or some similar number) each year. This is consistent
with the objective of an active, well-regulated and compliant STR population that contributes
TLR tax revenue and licensing fees to the County program and general fund.

The Advisory Committee decided to not adopt this license renewal requirement. STR operators
wanted the flexibility to rent as frequently or infrequently as they wanted without Jeopardizing
their license. Neighborhood representatives recognized the significant shadow license
community that did not rent much, or at all, but did not want these regulations to result in a net
increase in actively rented STRs, which would be the result if the County were to purge unused
STR licenses from the system. Neighborhood representatives liked the idea that many homes
held STR licenses but did not use them, which lessened the impact of STRs on neighborhoods.

3. Transferability of STR licenses - majority vote was to not allow new STR licenses to
be transferable, but to allow existing STR licenses to be transferred once or twice
after adoption of new regulations.

Transferability is comes up 1n the definitions (Section 030) and the substantive regulations (Section 060):

Section 030(DD). “Transfer” means a change in ownership of the property where the
dwelling licensed as a Short-Term Rental is located that occurs after the effective
date of this ordinance. A change in ownership does not include a change in owners
on title resulting from death, divorce, marriage or inheritance,

Section 060(B). Transferability of STR Licenses. Any STR License existing at the time
of adoption of this Ordinance is eligible for one (1) transfer to another petson or
entity.  The current license holder or authorized agent shall notify the STR
Administrator of the change in property ownership within sixty (60) days of the
change. All subsequent changes in property ownership shall require a new STR
License subject to then-current ordinance provisions. STR Licenses issued after
the adoption of this Ordinance are not transferable when property ownership
changes.

Transferability only matters if the Board adopts STR limitations that cap the number of licenses
or otherwise restrict license issuance. If anyone can apply for and obtain an initial STR license,
then transferability is a non-issue. Transferability only becomes an issue of there is a barrier to
new entrants to the STR license program.

Staff recommends the approach recommended by the STR Advisory Committee that new
licenses issued after adoption are non-transferable, Put differently, after adoption of these new
regulations anyone with an STR license who sells the property (a “transfer” as defined in the new




regulations) would not also transfer the STR license, and the new owner would have to apply for
and obtain a new license.

4, STR Noise regulations — difficult to enforce generally and especially for STRs.

The STR Advisory Committee adopted a somewhat subjective noise standard that will be
difficult to enforce:

Section 080(F). Noise. Use of any radio receiver, musical instrument, phonograph,
loudspeaker, sound amplifier, or device for the producing or reproducing of sound
shall be done in a manner that does not result in unreasonable or unreasonably
sustained noise beyond the property lines of the subject property where the short-
term rental is located. Complaints of unreasonable or unreasonably sustained noise
shall be responded to within 30 minutes of receipt of the complaint by the contact
person for the short-term rental. Failure to respond shall be considered a violation
of this ordinance and subject to the provisions of Section 130.

Section 080(G). Quiet Hours. The hours of 10:00 p.m. to 7:00 a.m. the following day
are quiet hours, and there shall be no amplified music or unreasonable noise during
quict hours that can be heard beyond the property boundaries of the short-term
rental property. Noise complaints during quiet hours shall be responded to within
30 minutes of receipt of the complaint by the contact person for the short-term
rental. Failure to respond shall be considered a violation of this ordinance and
subject to the provisions of Section 130.

The underlined tetms in these sections are extremely subjective and make these noise provisions
virtually unenforceable. Tillamook County does not have an adopted noise ordinance that sets
maximum noise limits — either in measurable or gnantifiable terms (decibel levels) or an
objective performance standard. Even a measurable or quantifiable standard requires a properly
calibrated and operated sound meter, which the county does not currently have and no one on
county staff is currently qualified to operate.

Staff recommends a relatively strict STR noise limit but only during “quiet hours” (from 10 p.m.
to 7:00 a.m.) that is easy to monitor, enforce, document, and prove if needed. Since no one (not
STR operators/managers, STR tenants or neighbors) knows what “unreasonable noise” means,
enforcement is virtually impossible. Staff recommends a prohibition of any noise (human
voices, music, amplified, mechanically or electronically produced sound) that is audible at the
STR property line. This standard is admittedly strict but would be easy to document with a
simple audio recording on a celiphone up-loaded to the Granicus complaint hotline. Staff
recommends eliminating any subjectivity or other sound limitations that make enforcement
impossible so that the standard is clear to everyone.
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Lynn Tone

_ L L
From: Sarah Absher
Sent: Tuesday, May 23, 2023 4:58 PM
To: Lynn Tone
Subject: Just a few thoughts...

From: Karen Babbitt

Sent: Monday, May 22, 2023 7:14 PM

To: Sarah Absher <sabsher@co.tillamook.or.us>
Subject: EXTERNAL: Just a few thoughts...

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

Hi Sarah,

| read the draft ordinance.

| think it’s a good compromise. Well donel!.

| was so drained after our final meeting that | took a STR break. | recommend it.!

| had several little comments on the draft:

1:

should the purpose of the ordinance be “for the rights of property owners to use their property as they choose” or the
rights of property owners to run an STR in compliance with this ordinance...or the rights to apply for a STR license.

| got to thinking that the ordinance draft language might lead to a legal loophole...humm...maybe I should stop over
thinking...is this something to check with Mr. Kearns?

2:

Example of total count for a 2 bedroom with daytime visitors states 12 as the total. [t would be 15 with the 3, 12 and
unders counted.

3:

Will the “Hello Neighbor” handout include “dark skies” after everyone is in for the night? | asked this before, just wanted
to make sure. I've had 3 requests to tighten up the downlighting in the ordinance. We don’t need this in the ordinance!
Also “HN” will be available to full and part time residents, as well as STRs. Something we should al! be considerate
about!

Wwe’ll that’s it... thank you for your calmness, smarts, ability to run a good meeting, letting everyone speak and guiding us
to a finish!}!

Amen

Karen Babbitt

Sent from my iPhone



ann Tone

From: Sarah Absher

Sent: Tuesday, May 23, 2023 4:.57 PM

To: Lynn Tone

Subject: Mike Saxton STR Committee REFLECTION statement
Attachments: Mike Saxton reflection statement.docx

From: Mike Saxton

Sent: Wednesday, May 17, 2023 12:52 PM

To: Sarah Absher <sabsher@co.tillamook.or.us>

Subject: EXTERNAL: Mike Saxton STR Committee REFLECTION statement

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

Hi Sarah,

Below is my reflection statement for our Short Term Rental committee. Thankyou again for all your help and selecting
me to represent a corner of our county. Please let me know if | should be emailing this to the commissioners or anybody
else,

Mike Saxton

Dear Commissioners and Sarah,

| would like to thank Sarah Absher & Commissioner Skaar for selecting me to participate on this committee. Sarah did
an amazing job guiding us on this 12 month+ journey, and allowed all views to be expressed without being interrupted
or talked over by others. Every committee member was given time to express their concerns.

[ fully support a healthy and efficient STR program in our county. | completely understand the benefits that the county
experiences from having STRs, as did the other members of the committee. But we also all agreed that livability is the
number one issue needing to be addressed when making decisions throughout the meeting agendas. 1 would just like to
find a better balance so that families that live in residentially zoned neighborhoods can enjoy their neighborhood for
what it was intended to be. Residential.

| really wanted somebody that has actually lived the reality of what several STR’s in a neighborhood do to the livability of
it, to be a part of the committee tasked with developing the regulations for it. | have seen the count of STRs in close
proximity of our family’s residence go from 2 or 3 to now 7 or 8 in just a few years. Quite honestly it’s not the noise,
parking, garbage or any other nuisance issue that affects our livability so much as it is all those things multiplied by the
volume of STRs in our neighborhood.

STR owners and managers for the most part, don’t meet or even talk to their customers. They exchange a few texts via
whatever booking platform they use and their customers check themselves in and out of their properties. The burden of
dealing with and interacting with their customers falls onto the families living in the neighborhoods. We are, being held
responsible for reporting all bad behavior not just for 1 or 2 STRs but up to 7 or 8. 1 or 2 bad experiences doesn’t bother
me as much as several bad experiences spread out over the 7-8 STRs week after week. That is a burden none of us
signed up for when we purchased our homes in residentiai zones.



All | ask of you, commissioners, to consider when reviewing our proposed amendments to Ordinance 84, is think of how
we want our community neighborhoods to look like, not in just 3-5 years, but 15-20 years and beyond. Do we want
neighborhoods that only host seasonal visitors for a few months of the year or healthy vibrant involved communities
with residents who volunteer their time, work at local businesses and contribute to the neighborhoods that they have
chosen to make their home? STR customers are not “living” in these properties short term. They are using our
neighborhoods as their playgrounds for a few days and leaving. There is no sense of community in a neighborhood when
different groups of people move in and out every week.

Thank you for taking the time to read my reflection statement. It is appreciated.

Mike Saxton

South County representative and Tierra del Mar resident



Dear Commissioners and Sarah,

| would like to thank Sarah Absher & Commissioner Skaar for selecting me to participate on this committee. Sarah did an
amazing job guiding us on this 12 month+ journey, and allowed all views to be expressed without being interrupted or
talked over by others. Every committee member was given time to express their concerns.

I fully support a healthy and efficient STR program in our county. | completely understand the benefits that the county
experiences from having STRs, as did the other members of the commitiee. But we also all agreed that livability is the
number one issue needing to be addressed when making decisions throughout the meeting agendas. | would just like to
find a better balance so that us families that live in residentially zoned neighborhoods can enjoy our neighborhood for
what it was intended to be. Residential.

| really wanted somebody that has actually lived the reality of what several STR’s in a neighborhood do to the livability of
it, to be a part of the committee tasked with developing the regulations for it. | have seen the count of STRs in close
proximity of our family’s residence go from 2 or 3 to now 7 or 8 in just a few years. Quite honestly it’s not the noise,
parking, garbage or any other nuisance issue that affects our livability so much as it is all those things multiplied by the
volume of STRs in our neighborhood.

STR owners and managers for the most part, don’t meet or even talk to their customers. They exchange a few texts via
whatever booking platform they use and their customers check themselves in and out of their properties. The burden of
dealing with and interacting with their customers falls onto the families living in the neighborhoods. We are, being held
responsible for reporting all bad behavior not just for 1 or 2 STRs but up to 7 or 8. 1 or 2 bad experiences doesn’t bother
me as much as several bad experiences spread out over the 7-8 STRs week after week. That is a burden none of us signed
up for when we purchased our homes in residential zones.

All | ask of you, commissioners, to consider when reviewing our proposed amendments to Ordinance 84, is think of how
we want our community neighborhoods to look like, not in just 3-5 years, but 15-20 years and beyond. Do we want
neighborhoods that only host seasonal visitors for a few months of the year or healthy vibrant involved communities
with residents who volunteer their time, work at local businesses and contribute to the neighborhoods that they have
chosen to make their home? STR customers are not “living” in these properties short term. They are using our
neighborhoods as their playgrounds for a few days and ieaving. There is no sense of community in a neighborhood when
different groups of people move in and out every week.

Thank you for taking the time to read my reflection statement.

Mike Saxton

South County representative and Tierra del Mar resident



Lynn Tone

From: Sarah Absher

Sent: Tuesday, May 23, 2023 4:57 PM

To: Lynn Tone

Subject: FW: Reflections on the STR Advisory Committee

From: Pam Zielinski

Sent: Wednesday, May 17, 2023 6:47 PM

To: Sarah Absher <sabsher@co.tillamook.or.us>

Subject: EXTERNAL: reflections on the STR Advisory Committee

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

Hi, Sarah. Thank you for all the work you put into this long effort. | will never know how you manage to do so many
things so well!

Here are my reflections on the experience of participating in the STR Advisory Committee:

REALTORS pledge to defend property rights, so | was glad to be on this Advisory Committee to speak on behalf of
property owners. | was disappointed, however, that the most threatening issues were taken off the table for discussion
by the “advisory committee” and the committee was relegated to discussing mainly operational and procedural changes.

Oregon’s 1975 Land Use goals mandate that counties plan for sufficient lodging and accommodations so visitors may
recreate along the shorelands. It also requires Advisory Committees and affected citizens be involved in rulemaking. Yet
despite this Committee’s countless hours in meetings and reading reams of public opinion letters, the Committee’s input
seems secondary to a plan which was developed behind the scenes. For instance, committee members were not
consulted when the Commissioners decided to implement the pause last July, an action which damaged countless
homeowners and potential homeowners. And, the first draft of the revision was done without the committee’s
involvement.

Additionally, some committee members asked repeatedly for statistics showing the need for proposed changes, but
were told the data is not currently available. Statewide Planning Goals say such data should be made available to the
Committee and to the public.

It seems that the public testimony and the real opinions of the advisory committee are just window dressing to pretend
the Commissioners are gathering input from potentially affected parties. The way the meetings are set up is flawed. The
primary complainers are retired and have time to sit through long meetings and repeatedly offer the same

testimony. People who are most negatively impacted by this effort are either out of the area and/or are the workers
who cannot leave work for hours on end to attend these long daytime meetings only to get 3 minutes to talk at the

end. This structure favors the privileged who have time and money to work the system. While 2/3 of the public
comments are emotional outcries from people whose livelihoods are threatened by these actions, it is apparent that the
decisionmakers at the county are most influenced by the vocal minority who voted the Commissioners into office.
Should the Commissioners only represent voters? Shouldn’t they represent the interests of all taxpayers in the county?



| will try to remain optimistic about the final outcome and will maintain an expectation that the Commissioners will hear
the outcry of the people who trusted the County to honor what has been implied for so many years. |trust that the
Commissioners will see the wisdom of making minor changes gradually to try and mitigate the damage they have the
power to cause. | expect that the Commissioners will weigh the extent of the harm they can do with many drastic
changes against the unproven possibility that their actions might improve livahility for a few people who want to know
whao their neighbors are.

Respectfully,

Pam Zielinski
Representing Tillamook Board of REALTORS



Reflection Statement
Hillary Gibson
Tillamook County Short-Term Rental Advisory Committee

May 22, 2023

Reflection Statement

| am providing this Reflection Statement at the request of Sarah Absher, Director of Community
Development for Tillamook County. | am thankful to have been selected to serve on the STR Advisory
Committee since 2022. | attended every meeting as a representative for Neskowin. The County STR
Advisory Committee was well-balanced, and spent significant time considering community input from all
sides. This statement reflects my own personal opinion and is not intended to represent other members
of the community.

Missing Information

In total we had 17 meetings from February 2022 - May 2023. In the fafl of 2022, there was a shift in the
tone of our meetings and in January 2023 we were presented with a proposed draft of an STR ordinance
which was not entirely reflective of discussions, nor anticipated as we had already started revising the
current version of Ordinance #84. From that point on our feedback was largely limited to specific topics
and many concerns went unaddressed. We were routinely told more data would be forthcoming
regarding economic impacts beyond TLT, data for 2022 complaints and violations, and various statistics
for current permits, but much of that was not shared. It was challenging to make informed
recommendations without this relevant and vital information.

Draft Ordinance

The draft ordinance being proposed was not authored by the STR Advisory Committee. We merely
advised on recommendations from a limited list of topics, and some changes are reflected in the edited
draft, while others are not. Commissioner Skaar's original expectation was for our committee's '
recommendations to be well-thought out, well-vetted, and a carefully chosen long-term solution. We
were told that county's counsel, Dan Kearns, would evaluate the recommendations that came out of the
committee. In reality, the committee evaluated the recommendations that came from the county.

Perspective Change :

Reflecting on the past sixteen manths, the shift is more apparent in hindsight. At some point STRs in
Tillamook County went from being the "front runners" compared to other communities, and a very vital
system and great piece of the economy, to something incompatible with residential neighborhoods,
having a damaging impact on livability, and in need of limits by number, concentration, and scale to
protect the character of neighborhoods. STRs used to be seen as a benefit, but the proposal that owners
give neighbors annual notice of STR operation appeared more like a warning than a welcome.

Well Balanced

At our first meeting it was explained that each member represented both community interests and self-
interests. As a representative for Neskowin, | frequently shared community feedback and survey results,
in addition to my perspective as a homeowner with an STR permit. A committee composed of members
without conflict of interest would be a committee without interest in this important work. Qur committee
as a whole was well-balanced and this led to healthy debates and collaboration. An incredible amount
of work has been invested by this group of volunteers and by the county to organize this process. The
dedication of the volunteers to step up and devote significant time to this monumental task is impressive
and I'd like to extend many thanks to all the volunteers and the Community Development team.



Consensus or Majority

During the past year, a couple vacancies opened up on the committee, but were not filled. Most
notably, the "Tourism Industry” role was vacant upon the departure of the original representative.
Further, the original intention of following a "consensus-based approach” seems to have been replaced
by noting majority or minority support instead of consensus or no consensus. For example, there was not
consensus to support a 1% cap over each community's current STR percentage level. Notably, the
committee never voted on the draft as a whole, and only voted on select individual components.

Communication

As a homeowner with an active STR permit, | have found the lack of communication from the county to
homeowners with STR permits to be insufficient regarding this ongoing process. This committee had 17
meetings before Tillamook County directly communicated plans to revise Ordinance #84 to owners of
homes with STR permits. During this time frame, all STR permit holders were emailed five times with
reminders to remit quarterly transient lodging taxes with no mention of the rules & regulations being
updated. While not legally required, the optics of this inaction do not reflect well on Tillamook County.
As a result, homeowners with STR permits have had to organize grassroots advocacy to share
information. »

1% Cap - Essentially a Moratorium Extension

The proposed 1% cap via board order is not currently available anywhere in writing for the community to
reference and therefore make informed public comment. Several draft revisions show a strikethrough on
the percentage cap section of the draft which was misleading. I've had countless owners tell me there
will not be percentage caps because it was crossed out in the draft. It is my opinion that 1% is too low
and will effectively renew the moratoriumn on new permits, with just a lucky handful being granted after
waiting for a year. In an area with so many seasonal homes it is not equitable to shut out any
homeowner from having an opportunity to be approved for an STR permit.

Legal Counsel

Concerns remain that Tillamook County is not receiving sound legal advice. Dan Kearns, the "neutral”
counsel hired to advise the county, referred to STRs deregatorily as "Horizontal Hotels" in the public
meeting on April 18, 2023. The county may be exposing itself to litigation by replacing all current STR
permits with licenses, instead of simply issuing licenses to new STRs.

Facts

1 encourage the BOCC to follow the facts, data, and law when deciding the future of STR regulations,
versus capitulating to the disproportionate comments from one single community. The BOCC represents
all county citizens, and not just voters. We have heard from homeowners throughout the county who
love the Oregon Coast and are simply asking for sensible regulations.

Gratitude

Lastly, I'd like to extend gratitude and appreciation to everyone who has participated in this process at
the county meetings. Despite the concerns mentioned in this Reflection Statement, | believe the STR
Advisory Committee worked well together and everyone gave valuable feedback which impacted the
ordinance draft to some degree. | am including a supplementary public comment with this Reflection
Statement to provide additional information learmed from my time on this committee. Thank you for
taking the time to consider this feedback.

g

Hillary Gibson



Tillamook County Board of Commissioners
Submitted via email to Director Absher

May 22, 2023

Dear County Commissioners,

| am writing to provide a reflection of the time | spent serving on the Tillamook County Short Term Rental (STR)
Committee as the Economic Development representative at the request of Director of Community Development Sarah
Absher. After more than a year of service, it is clear that the County is truly at a crossroads in evaluating where and how
short-term rentals are prioritized and treated in Tilamook County.

| am a relatively new Tillamook County business ownear who purchased a retail store and restaurant in a location that has
been in service over a century. | entered this process with a desire to better understand the STR program, its economic
benefit to communities and with curiosity towards COVID related impacts. As a business operator, COVID impacts are still
being felt with our restaurant remaining shuttered due to lack of staffing and cost of goods increases.

When [ reflect on the last year and more, 1 have come to understand:

e visiting the Oregon Coast in a temporary way, whether through camping in tents or cabins, at second homes, RV's
and more has been happening since cars made it possible. That's why there has been a store in our location for
over 100 years - we are proud to continue the legacy many Tillamook County businesses have buiit for decades.

» vibrant small, family-owned businesses can be found up and down the coast. Many of these businesses
contribute to tourism and hospitalify directly such as fishing tours, restaurants, art galleries, retail stores, etc. just
as those in dairy, farming, timber and others do indirectly through locally grown supplies and materials and
providing services.

o there is real division in communities on the impacts of temporary housing to communities and livability for
residents, most vocally from residents who live full-time in historically resort areas.

1 was hopeful the Committee would be charged with evaluating real data to determine which and how many of these
sentiments are true from both sides of the proverbial STR coin. Unfortunately, the timeline to do so was compressed by
the County's adoption of a pause on issuance of STR permits which accelerated the Committee's work to meet a July
deadline.

| would like to share some clarification points, some areas | feel were successful and some | fee! are premature and or
uncessary for action af this time.

Clarification;

s Please note that the draft revision the Commissioners are being given was solely drafted by County attorney
Daniel Kearns. The STR Committee did not author it nor were they made aware that the goals had shifted for the
committee and an attarney was being hired.

» Entire sections of the revised ordinance were not reviewed or voted on by the Committee. This includes critical
items such as:

o There was no committee consensus that a “reduction tool* to reduce existing STR permits was favored by
the Committee. Instead, the Committee was charged with selecting the best tool should there be one
selected. This charge was problematic as it wasn't desired by the Commiitee.

o After being directed to select a “reduction tool” after consensus for one was not reached, a majority, not
consensus, selected a percentage cap.

m  The Committee did not propose the 1% cap number or the additional community engagement
conversations.



= The ordinance does not include a sunset timeline for any temporary caps or measures put in
place while additional community feedback is solicited. This is problematic as this process could
continue on for years with the level of community division witnessed.

= The draft ordinance does not clearly document a process for who will receive future notices, who
can participate and who decides any new regulations being brought to communities for further
discussion.

s |f the Commissioners determine they feel it is fair to change regulations for current lawfu! permit
owners who have followed the existing ordinance complaint free (in some cases for decades), the
committee did not discuss or agree on a proposed compliance timeline.

An important position was left vacant for months when the Visit Tillamook Coast representative was not replaced.
Subsequently there was no expert on the panel in the remaining 6+ months to discuss critical issues surrounding
economic impact.
No discussion was had regarding the extreme bump in acfivity for femporary lodging during COVID.
o 2023 TLT data shows a stark reduction from the prior two years, this is no surprise, husinesses are
experiencing upwards of a 25% reduction in business as the world has opened back up.
o The ordinance was last updated in 2019, in the four years since, more years were COVID years than not,
three out of four to be exact. This has to be factored into timing of future decisions.

Success;

At the first county meeting, Commissioner Skarr and Director Absher charged the committee with considering
safety as priority number one. The revisions discussed by Committee members and in some instances provided in
the latest ordinance have accomplished this goal without the need for additional reduction tools at this time:

o implementation of a hotline for valid complaints and tracking
streamlined parking requirements
clear documentation of bedrooms vs. sleeping spaces
concise and direct signage and contact information updates
detailed noticing for neighbors
addition of noise parameters and policy
trash handling updates and revisions
Commissioner Skarr and Director Absher selected a diverse group of Committee members with valid positions
and background to debate and discuss an important issue.
Director Absher led fruitful discussions with respect and encouraged debate and direct input
Commissioner Skarr was a stable presence at meetings and engaged with the Committee and staff to guide and
maintain an open process.
Community participation was present at every meeting. Though it was hard for working community members and
families with young children to attend during the work day, wtitten comments were also accepted.

O 0 0 ¢ Q0 0

Wait and See:

Due to the lack of receipt of the majority of requests for data: housing data, historical STR data, data showing
regisiered complaints, economic analysis, feasibility of implementing measures propesed - moving forward with
reduction tools is premature, There was simply not enough time in this process or data given for Committee
members to justify a broad stroke reduction tool at this stage.

The new hotiine will provide the critical data needed and this combined with the safety and tivability updated in the
ordinance are the appropriate first steps in a revised ordinance and one that treats all property owners equally as
the Commigioners represent all property owners regardless of how they use their property.

County staff and Mr. Kearns, not the Committee, proposed an additional 1% cap on new pemmits in addition to the
safety and enforcement updates already included in the revision. For businesses reliant on temporary lodging for
guests to give patronage to their businesses, this is a concermning. Some communitees such as where my
business is, in Neskowin, have zero temporary lodging alternatives outside of STRs. Capping lodging is capping
revenue potential growth which in tum caps jobs in many communities.



o A 1% cap for growth management combined with the proposed madifications will be reductive. The most
calls | received from other business owners was directly after the April meeting when a 1% cap was
discussed. Many businesses shared that this could quickly turn their businesses to seasonal only
requiring workforce reduction. Others shared that coming off of COVID, this could be the final nail that
closes doors permanently..| encourage the Commissioners to read the Tiilamook Chamber of Commerce
pubiic comment from the May 2023 STR Committee and consider the concerns they have raised.

* Operators of lodging in Commercially Zoned areas should be exempt from this ordinance. Many have outright use
through zaning and are in high traffic commercial areas, like our neighbors at the Proposal Rock Inn, whe hear
our and neighboring husinesses delivery trucks at ail hours. Many developments were built for and have always
operated as temporary lodging and lack the facilities for year round residence.

e As a family-owned business, | found it concerning that a limit on transfers was included in the draft ordinance for
existing permit owners, without consensus and after iengthy debate by the Committee. Utilizing lawful structures
such as family trusts and LL.C's for property ownership protects families through painful times such as the death of
a parent but would be considered a transfer in this ordinance, This feels punitive - how could one anticipate this
need in advance? If the owners remain a part of a structure that better protects their families they should not be
penalized.

In summary, 1 thank the Commissioners for attempting a process with inclusion and opportunity for voices to be heard -
you have accomplished this successfully, no smali feat. It's the Commissioners turn to closely listen to each population,
their concerns, and how each group weaves into the fabric of Tillamook County - after all, they represent all property
owners and tax payers.

Without data, decisions can't be made. | encourage the Commissioners to consider the very real lack of data in 2li the
core areas of concern presented. As a first step, fund positions and technology needed to truly represent all constituents
and collect at ieast 18 months of data before considering further reduction tools not listed in the revised ordinance
provided. Director Asher's department is woefully understaffed. Businesses are already battling inflation, digging out of the
3-year COVID hole, facing staffing challenges and the threat of FEMA related cost increases and inability to maintain and
update infrastructure in our County. Please don't make it harder for us to keep our doors open and paychecks arriving on
time.

| thank you for this opportunity.

Sincerely,

Wl Tt

Alexis Tate
Neskowin Trading Company
Economic Representative



Reflections and Requests regarding the STR Committee:

Thank you for the opportunity to be part of the STR advisory committee as a representative for local STR
managers. The process was thoughtfully organized. | especially appreciate the hours of volunteer time given by
the committee members, This committee worked hard. | also wanted to thank everyone wha provided public
comment, written or in person.

In the beginning, | was asked what my special talent for the committee would be; it was being practical. My
family-owned, local management company has been operating in Tillamook County since 1289. | understand
the hard work and expertise required to effectively market and care for a beach rental. | am intimately aware
of the nuances of the current STR permit process, and | work within the county’s STR program daily. | have
been on the two previous iterations of this committee and was engaged with the county when the first
ordinance was drafted. | have a strong passion for the STR industry and enjoy helping elevate best-practices for
all STRs in our area. | am thankful for sensible regulations to keep a level playing field and help keep guests safe
and happy.

Meeting Tone Changes

This committee has been meeting for over a year. The beginning process was educational and collaborative.
The tone, direction, and progress of our committee completely changed when the county engaged
independent council, Dan Kearns. It cannot go without stating that Mr. Kearns represents very active, anti-STR
citizen groups, and has legally engaged with both of our neighboring coastal counties. Although we were
continuously assured of non-bias, this choice of council is pre-loaded with imbalance.

What’s the Point of STRs?

Benefits of STRs were virtually exempt from the conversations apart from one meeting. Appreciation for the
importance of compliant STRs and their significant benefits to the local economy was lacking. Data regarding
the ecenomic impact of STRs in Tillamook County was not provided (apart from TLT figures which support that
STRs are 70% of our overnight tourism spending). The historical and cultural relevance of STRs in Tillamook
County was not recognized or addressed during this committee process.

The committee lacked representation most knowledgeable of economic STR impacts. Qur Tourism industry
representative on the committee resigned months ago and was not replaced. Also, the North County STR
representative resigned after 2 meetings, and was not replaced.

The Newest Draft: Rules, Fines, Fees
This committee’s focus was rules and violations. The resulting presented ordinance is full of increased
restrictions, enhanced enforcement tools, and higher fees.

From 2020-2023, fees for having an active STR have grown exponentially. In 2020 yearly renewal fees were
$250. Now, an average STR pays $850 yearly to renew. This new draft raises fees for inspections, yearly
renewals, and a new fee for management changes. As an aside, the Operator License Fee program was
designed to apply to all lodging, but still only applies to STRs.

Now, there are even higher fees. And brand-new stronger rules regarding septic, lighting, diagrams, parking,
hours, additional postings, advertising requirements and more. | feel that the currently presented draft of this



ordinance is a ‘reduction method’ in itself. With better data collection methods in place, we need to assess
how stronger regulation, new enforcement tools, more complicated requirements, and much higher fees will
all affect everything regarding STRs. We were also presented with data showing that many permitted STRs
were very scarcely used. It is logical that with more complicated and expensive requirements, many will fall out
of the program.

Public Comment Notes:

Public comment was presented from business owners throughout the county reflecting their reliance on
tourism.

The vast majority of negative STR comments were from Neakahnie, where there is a lower number of STRs.
While Pacific City has significantly more STRs than any community, there were much fewer negative STR
comments.

Public comments were not addressed within the committee as much as | feel they should have been. |
understand the process, but | appreciate the feedback and time given to consider our committee meetings. |
feel public comments were disregarded as just procedural and we did not consider many repetitive themes.

Growth Management Tool?
The ordinance is glaringly missing the “growth management” tool that we were required to discuss. The

absence of percentage-based permit CAPS on STRS is confusing. After following specific directions, we spent
hours of committee time on this topic. | do not understand how it is omitted now. It is my understanding that
there may be a ‘board order’ or some other rule process to enact these CAPS. | am skeptical of this process
and request that public notice is given to any affected property owners in the county if a separate CAP is still
planned. All property cwners in Tillamook County are affected by this CAP. All homeowners previously could
choose to apply for an STR permit; going forward this is no longer a choice for them. The implications of the
current version of the ordinance need to be assessed before further limitations are placed.

| am very interested and skeptical of the plan to work within individual communities to determine different
STR rules within each community. This sounds lengthy, complicated, and difficult to establish consensus,
Leaving this so ambiguous without an end-date leaves so many landowners without answers,

Specific Ordinance Notes & Questions:

* Changing the name of the County sanctioned STR permit, to a Registration Certificate, to a License. |
am not a planner, attorney, or expert in the implications of these terms, but | am certain there are
implications, and they have not been fully explained.

s .010 B states that this ordinance is not a ‘land use regulation’. Throughout our discussions, it was never
made clear that this statement is accurate. Especially regarding neighborhood, or community-based
CAPS. Established communities are defined within Tillamook County land use code.

e Parking: Why do we have to submit a photo of a garage, if the home is going to be inspected for
parking anyway? This Is arbitrary and extra work for CD staff.



Noise: This Section is subjective and leaves too much to interpretation. This should be addressed by
county or community noise ordinance. | can see this violation applying to construction noise, baby’s
crying, car doors, talking outside, etc. depending on the size of property and proximity of the neighbor.
Garbage: Requirement of haulers to provide ‘assisted pick-up’ is too much. if your garbage is a mess,
you'll be in violation. We already do this as a service to our owners and owners shouldn’t have to
double pay.

Exterior signage changes: New proposed changes are already requiring a significant expense and
change for our business. Please remove the permit expiration date requirement from the exterior
signage. What problem does this solve? This was not discussed in committee. It is posted inside,
Granicus will flag expired homes who advertise. The biggest signage challenge is our weather. Please
don’t make us change functional signs every year. This was not the language presented to, or vetted by
the committee.

Complaint -vs- violation: I'm still not certain when a ‘complaint’ becomes a violation. | suggest stronger
timeline language, or ‘unaddressed’ be stated more frequently when the ordinance refers to
complaints that could lead to violation.

Fine complainers: We discussed and approved this in committee, but it didn’t make it in. Here’s the
phrase from Clatsop County: Unsubstantiated Complaints and False Reporting. The County may impose
g fine for filing a false complaint regarding the condition, operation, or conduct of occupants of a short-
term rental or their quests. Per Section 1.11.010, Clatsop County Code, the submittal of a false

complaint is a Class B violation and moy be subject to fines as specified in Section 1.11.010(C).

Transferability: The committee agreed that if CAPS are in place, there should be 2 ownership transfers,
This would allow a family to change their ownership structure if needed, and still sell their home
without losing the STR.

Special exceptions: The ordinance should allow staff to make special exceptions to parking and
occupancy. If a home is on acreage with designated parking for mare than 6 cars, then they should be
able to advertise for boats, ATV trailers, etc. This could require neighbor notice, etc. but it should be
considered. We were not given data regarding how many homes currently allow more than 6 cars.

Thank you for considering my comments and again allowing me to participate in this process.

Nicole Twigg
Nicoletwigg22 @gmail.com



EXHIBIT
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SRR

Visitors Association
May 18, 2023

To: Sarah Absher, Tillamook County Community Development and Tillamook County Commissioners
Re: STR county ordinance #84 Public Comments

Hello Sarah

After much discussion, the board of directors of Tillamook Coast Visitors Association (TCVA) wish to make a
public comment about the suggested STR permit cap revisions to the STR County Ordinance #84. As a tourism
destination management organization, we are committed to the three pillars of sustainable tourism: people,
place and profit. This means we support community and livability, promote stewardship of our environment,
and create year-round economic vitality for our tourism-based businesses.

We understand the issues surrounding “nuisance” STRs that disrupt those who live here full time (as we do),
and those who wish to see limits placed on those second homes. A few of our board members have
personally experienced the disruption. However, it is clear from the work of the STR committee, and the
complaint calls to the county concerning problem hames, that lack of enforcement of STR ordinance rules is
the biggest obstacle to livability, and perhaps the environment.

While we would like to see enforcement addressed in this ordinance review, we realize that time is running
out to come up with a solution, which TCVA would be more than willing to help develop. We are committed
to helping our tourism businesses thrive, and with 70% of TLT deriving from STRs, any cap on permits will
threaten economic growth and businesses that rely on visitor spending.

We are realists, however, and know that having a cap on permits heips address the issues that some
communities are grappling with, especially those In unincorporated areas. The suggestion of a 1% cap is too
limiting, and may create a falling economy in real estate values, lack of growth in TLT that is used for much-
needed destination management projects, and the health of our locally managed STR agencies that employ
hundreds of people, and who work diligently to remain in compliance with STR ordinance rules.

At this time, the TCVA board is in favor of supporting a 2% annual cap as a compromise, with a review of
economic impact within three years.

Thank you for your consideration.
Nan Devlin, Executive Director
Tillamook Coast Visitors Association

PO Box 1268 Tillamook OR 97141
503-842-2672



Sarah Absher

From: Public Comments

Sent: Wednesday, May 24, 2023 7:47 AM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Short Term Rental

From: ANDREA D AMICO <ANDDAMICO@msn.com>

Sent: Tuesday, May 23, 2023 7:39 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Short Term Rental

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

Dear Commissioners,
My name is Andrea D'Amico, and my family has a cabin in Netarts.
There is pros and cons to Short term rentals.

Alot of Cons to STR, but many of them have been solved thru rules and regulations. Both from the county and
the rental companies. Noise, parking, max occupancy ect.

The pros to Short term rentals is economics.

When we don't use our cabhin we would like to be able to rent it out. So other families can enjoy the amenities
the county has to offer. With other families, brings economic benefits to restaurants, coffee shops, grocery
stores unemployment rate. :

Example if we come 4 times a year and go out to dinner, that is only 4 dinners for the restaurant , 4 dinners
the cook provides and 4 dinners the waitress serves, ect . Compared is we rent out the other 48 weekends it
adds 48 to all those previous numbers.

The boom of Short-term rentals is over, during the pandemic people couldn't travel publicly and a lot of
people could work from anywhere that had wifi. Therefore, short term rentals were very popular. Now that
we are getting back to normal. | don't think short term rentals will be the craz, more of an option for a
vacation experience.

Short term rentals help the economy for all. And with the economy slowing down, | hope you consider the
percent of short-term rentals to help the county and county businesses financially.

Thank you very much for your time
Andrea D'Amico



ann Tonhe u

From: Lindsey Boccia <lindsey.boccia@gmail.com>

Sent: Monday, May 15, 2023 7:.56 PM

To: Lynn Tone

Subject: EXTERNAL: Fwd: Tillamook County Short Term Rental Pause

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

Hi Lynn,

Can you please inciude my testimony below for the public hearing / staff report for the public hearing on short term
rentals ? | won’t be able to testify on the day.

Thank you,
Lindsey

Begin forwarded message:

From: Lindsey Boccia <lindsey.boccia@gmail.com>

Date: May 14, 2023 at 7:10:13 PM PDT

To: mfbell@co.tillamook.or.us, dyamamoto@co.tillamook.or.us, eskaar@co.tillameook.or.us,
rhagerty@co.tillamook.or.us, igilda@co.tillamock.or.us

Subject: Tillamook County Short Term Rental Pause

Dear Councilors,

I'm asking for and need your help.

My family spent three years finding the perfect lot in Tillamook County and reading 1000 pages of
tillamook County’s comprehensive plan to make sure we were aligned with the County’s goals. We
confirmed we’d be able to rent the property once the cabin was built. It was the only way we could
afford the dream. We purchased the and spent an additional $30,000 meeting all of the land use
requirements / permit Fees that Tillamook county wanted us to go through to get our permit.

Once the permit was finally in hand (pre pandemic) two things happened: 1.) pandemic pricing doubled
the estimate of the home we had permitted, pricing us out of our own permit. We had to scale down
plans to a modular unit 40 x 14. 2.) after we spent years / our savings , tillamook County formed this
committee to limit STR’s.

We have a family of four - My husband and | both work and we have good jobs. However, the cost of our
primary house, daycare, groceries, saving for college etc. etc. make it almost unattainable to own the
little cakin unless we rent it when we’re not there.

Some of the people that are complaining about STR’s within the committee process make it sound a lot
more like class warfare and generational wealth vs the rest of us.



The Irony of it : We actually just returned from spring break for five days at the beach. It's almost
equally unaffordable to rent. We spent most of our savings for that year on a rental home . The people
next to us owned their house. They had a giant party, had dogs pooping near our rental grass, fire smoke
blowing into our rental etc. There are poorly behaved “owners” as well.

We need to know we will have the same rights to rent our property as when we purchased the Land and
paid the county fees for our permit, and did everything $55 (geotech etc) the county asked of us in land
use diligence that slowed us down. It is the only way we can recoup what we have lost. Can we please
insert a clause for people to obtain rental permit if they already owned fand and building permit and
have incurred the financial Burden to pursue their plan?

Can you please help us?
Thank you,

Lindsey Boccia
503.943.0480



Hnn Tone

R -
From: Public Comments
Sent: Tuesday, May 16, 2023 10:03 AM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: STR Comments

From: Mark Roberts <mandm-roberts@comcast.net>
Sent: Tuesday, May 16, 2023 9:50 AM

To: Sarah Absher <sabsher@co.tillamook.or.us>; Lynn Tone <ltone@co.tillamook.or.us>; Public Comments
<publiccomments@co.tillamook.or.us>

Cc: Jacki Hinton <hintonjackiSé@gmail.com>; Babbitt Karen <wcgarden@gmail.com>

Subject: EXTERNAL: STR Comments

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

Sarah Absher, Director of Community Development
Commissioner Yamamoto

Commissioner Skaar

Commissioner Bell

Our coastal communities are NOT investment opportunities - they are ... or should be ...
communities where people live, visit, and thrive.

Caps on the number or percentage of Short-Term Rentals (STRs) are an essential tool of
‘balancing’ property rights of STRs and the comparable (not inferior) rights of other property
owners. (I bought my property 25-years ago with the knowledge that my neighbors wouid be full-
or part-time members of the community - STRs are transient lodging services.) The Neahkahnie
cap should be no greater than our adjacent municipality - Manzanita. Manzanita is a thriving
community with a 17.5% STR cap.

Enforcement in meaningful and effective manner is essential. This includes a 24-hour complaint
line managed by a third-party and signage on each permitted STR. Voluntary systems degrade to
no system at all.

Bedrooms are how buildings were designed and permitted. "Sleeping areas" is a loose, easily
manipulated term with no acknowledged meaning. This is a slippery slope for enforcement that
the County ought to avoid.



Ownership should be clarified such that LLCs and other forms of corporate ownership are held to
the same standards and expectations as any individual owner ... including when changes in
ownership occur,

Permits are permits - NOT transferable to a purchaser of a property. Hopefully permits will be
limited in number. As a limited resource, ‘fairness’ or ‘equity’ to new, other than the first-
movers’ that possess these permits currently, ought to be a consideration. Further, the practical
effect is that ‘purpose built’ or ‘purpose modified’ structures, intended to capitalize and maximize
on rental income, will be less likely. ‘

Lastly, call me crazy ... or an economist, but | think the County is missing an important factor
included in the original version of this Ordinance. That is, STR program participants ought to pay
for the administration and enforcement of the program - NOT Tillamook County

taxpayers. Manzanita recently conducted a fundamental ‘cost of service analysis’ of their STR
program which yielded a near doubling of rates there. Sometimes “cost recovery” actually costs
program participants more.

[ appreciate the hard work that Community Development has put into this difficult and complex
issue. | regret that ‘lawyering up’ and threats of intimidation have been part of this process.

Thank you

Mark Roberts



Hnn Tone

I -~ - ]
From: Public Comments
Sent: Monday, May 15, 2023 3:54 PM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: STR Advisory Committee

From: Lauren Brennan <lauren.ernhofer@gmail.com>

Sent: Monday, May 15,2023 3:18 PM

To: Public Comments <publiccomments@co.tillamoock.or.us>
Subject: EXTERNAL: STR Advisory Committee

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

Helle Advisory Committee Members,

My name is Lauren Brennan. My husband and | purchased a second home in Pacific City in November 2021. We live in
Forest Grove and love spending our weekends with our four young children at the coast. When we bought the home, it
was a fixer upper. We spent months ripping everything out and installing a new kitchen, new flooring, all new paint,
replacing windows, restoring the deck, etc.. We put tens of thousands of dollars into the renovation to make it
comfortable for our family and potential renters for years to come,

We completed renovations in September 2022, It was at this time that we realized there was a pause on STR permits.
We were absolutely crushed. Even if we applied for a permit before july 1, it wouldn't have gotten approved because
our home was gutted and in the middle of a renovation. So this beautiful home has been sitting empty for months with
us not really knowing what to do. After contacting the county for help to potentially get grandfathered in to get a
permit, we were denied again and again. This single decision of the county fo pause all permits has affected my family in
incredibly negative ways. We would have never purchased a property in Tillamook County had we known you would be
pausing all short term rental permits. Please consider the families this decision has already affected. We are not a rich
conglomerate. We are a small family who works hard to provide for their family who have taken a significant financial hit
because of your decision to suspend these permits. Reinstate the permits immediately with no cap, especially in Pacific
City where tourism is so prevalent and needed.

Respectfully,

Lauren Brennan



Comments to the Tillamook County Board of Commissioners
May 21, 2023

COMMENTS OF DONEG MCDONOUGH, PACIFIC CITY: CONSIDERATION OF PROPOSED CHANGES TO
SHORT-TERM RENTAL RULES

Commissioner David Yamamoto
Commissioner Erin Skaar

Commissioner Mary Faith Bell

Tilamook County Board of Commissioners

Commissioners and County Staff,

My family and | have been taxpayers in Tillamook County for 12 years. We are in the process of
constructing a new home in Pacific City. The County’s short-term rental (STR) proposals, if enacted,
would cause significant financial harm to my family, to our long-developed plans, and to the economy of
Pacific City.

I encourage Commissioners to vote down any proposal that imposes a cap on the number of STR rentals.
| say this not to create contention but to avoid unnecessary contention. There is an alternative option
available to the Commissioners that would avoid disrupting a critical economic and social element of
Pacific City and would in fact enhance it.

As you know, the staff proposal contains two components: (1) Establish an efficient and responsive
enforcement program of livability rules as they apply to STRs and (2) cap STR permits.

I am recommending that the County establish an approach that implements these options sequentially,
and not simultaneously. Data are not available to support taking such a drastic action as removing from
the 75% of Pacific City homeowners who do not currently have an STR permit the certainty of being able
to secure such a permit. The data that have been made available by the County support the STR Advisory
Committee members’ position that complaints involving STRs are limited, and a more functional
enforcement infrastructure could proactively reduce the number of complaints as well as more
satisfactorily resolve complaints when they do arise. And, data recently compiled from Pacific City
homeowners indicate that implementing a cap would be damaging to significant numbers of property
owners.

o When asked what impact on them and their family would occur if prevented from
offering their home as an STR for one or more years, 71.4% of respondents stated this
would have a “negative impact on them and their family.” 2

As deliberations by the STR Advisory Committee have demonstrated, if the County were to create
scarcity in the availability of STR permits by capping the total number, the County would then be in need
of taking a series of actions to remedy the negative consequences.

I “Survey of Property Owners in Kiwanda Shores Re: Potential Changes to Tillamook County’s Short-term Rental
(STR) Rules,” Kiwanda Shores Maintenance Association, May 18, 2023, p 18.

Page 1 of 2



o The County’s initial draft proposed to lock-in current permit holders for five years, and then
make them subject to the permit caps (and one-year STR permits) along with everyone else,
which would have resulted in homeowners cycling on and off the STR program every year or so.

o To address the dysfunction this would create for current STR holders, the County opted to lock-
out for an indefinite period of time homeowners who are not current STR permit holders.

»  To address the drop in income and property values for homeowners who are locked-out,
presumably those locked-out would then have to petition or sue the County for financial
compensation.

o And then to address the drop in property values for current STR permit holders whao intend to
sell their homes {and whose STR permit would expire on sale}, & provision was added to enable
new buyers of these properties to secure STR permits, without regard to the caps and ahead of
existing County homeowners!

o Thenin an attempt to compensate for creating the scarcity in STR permits, a provision was
added to force current STR permit holders to give up their permits if not actively renting for a
period of time. In order to hold on to their STR permits, these homeowners would have to
increase the amount of rental activity beyond what they might otherwise intend to do.

* Inresponse to the potential consequences of this policy — whereby more rental activity is
reguired than would have otherwise taken place under the issued STR permits — we can
anticipate the County feeling pressure from a few to further lower the number of available
STR permits.

=  Then, to impede STR permit holders from renting to relatives at a nominal rate in order to
satisfy minimum rental night rules, the County might begin to regulate rental rates, such as
requiring rentals to charge no-less-than the “market rate”.

Creating scarcity in STR permits, and then attempting to implement numerous measures to counter
the negative consequences, is unnecessary at this time. The County has a workable alternative
available to it:

o Establish an efficient and responsive enforcement program of livability rules as they apply to
5TRs, including removing repeat violators from the STR program; and

o If data are compiled that indicate that significant numbers of livability problems are occurring
post implementation of a functional complaint mitigation program, then consider imposition
of STR permit caps.

Thank you for your consideration of this testimony.

Doneg McDaonough
Pacific City

May 21, 2023 Page 2 of 2



May 20, 2022
Dear Board of County Commissioners,

| have submitted previous comments and participated regularly in the meetings and public
input opportunities of the STR Advisory Committee. Unfortunately, the severely negative
ramifications of permit caps on one particular group of Tillamook County taxpayers — existing
landowners with houses currently under development — has yet to be addressed by the draft.

While | applaud the progress made by the STR Advisory Commitiee to recommend
strengthened and clarified enforcement, | am opposed to any system of caps. Sadly, the County
appears ready to impose a system of caps that will perpetuate the current reality created by
last July’s moratorium on new STR permits, which is a bifurcated economy of permit haves and
permit have-nots. By doing so, the County will significantly distort property values, reduce
competition for short-term lodging of all varieties, and drive down both tax receipts and the
economic engine that comes from STRs — all without having undertaken any legitimate analysis
of the economic ramifications of the draft ordinance.

Existing permit holders are proposed to be able to keep and even transfer their STR permits to
new owners, and | don’t begrudge them that. But the concerns of those who have been paying
Tillamook County taxes for years and are actually creating jobs and income for local businesses
by investing miilions of dollars in new home construction, have been raised and then ignored
from the very beginning of this process. We have planned and invested in our retirement home
with the expectation that we would be able to rent it to defray some of our costs, just like all
the existing permit holders.

If adopted as is, the draft ordinance and any parallel regulation mandating caps will undeniably
damage the economic interests of everyone currently building a home with the expectation
that it could sometimes be used as an STR. The draft ordinance proposes to give the fraction of
us who will have a Certificate of Occupancy by the time that permit applications re-open in July
2023 “a chance” {but far from certain} to acquire an STR permit. This is by no means adequate
compensation for a property right that we reasonably relied upon, and which the County is now
poised to remove by fiat.

! urge you not to implement any system of caps, but that seems at this point a foregone
conclusion. So failing that, | am appealing to you, once again, to consider the financial damage
that the current draft would cause to your fellow taxpayers with properties currently under
development. It would be easy to avoid those damages by allowing anyone with an active
building permit the option to acquire an STR permit (with the full rights of all existing
permits) without going through a lottery or the potentially years-long waiting list. Not
everyone currently building will want one, but certainly they are as entitled to them as anyone
who has secured an STR permit in the past — and far more entitled to them than the future non-
local buyers, who will be able to secure one simply by buying an already built-and-permitted
home, as proposed in the current draft.



| also propose that you add these active building permit holders to the “base” number of
allowed STR permits in each area. Doing so would significantly reduce the frenzy (caused
solely by the County’s own actions) that occurred when the STR permitting process was initially
shut down, and which will predictably recur each time the STR permitting window is briefly re-
opened.

Sincerely,

Zan Northrip
Pacific City

P.S. While it is depressing to need to add this — no, it would not protect my interests to rent out
our home long term. We intend to use it frequently in the next several years, and permanently
in the long run. If we were to rent it out on a long-term hasis, it would not cover the mortgage
(by a long shot), and we would need to rent someone else’s house for every visit between how
and when we can become full-time residents. It would make no sense. The fact that | need to
address this point underscores how useful it would have been for the County to have carried
out some economic impact analysis during the preparation of the draft. [ again ask that the
Commissioners not act to impose caps, particularly on the basis of ungrounded assumptions
and in the absence of market data.



May 19, 2023
Tillamook County Commissioners and STR Committee:

The Kiwanda Shores Maintenance Association (KSMA) sent a survey to Kiwanda Shores (KS}
owners on May 7, 2023 regarding short-term rentals (STRs). We received 102 non-duplicated
responses from this 1-week survey, which was a 61% response rate. This large response:
surprised us, as it was the first time we had reached out to our owners electronically.

The survey responses were fairly evenly distributed between STR permit holders (56.6%) and
those without (43.4%). We learned that super-majorities of KS respondents hold similar
opinions on virtually every topic considered. We designed the survey to allow for comments on
most of the questions, which provided for a clear expression of homeowners’ perspectives and
situations.

e 88.9% of KS property owners believe “It is important to have the right to offer your
home as an STR, either now or in the future.”

¢ 77.3%indicated that “When you bought/built your home, the ability to rent it in the
future was a factor in your decision.”

* Nearly 88% believe that “STRs contribute to the local economy”, and 72.7% believe that
“STRs make living in Pacific City more affordable/possible.”

¢ When asked what impact on them and their family would occur if prevented from
offering their home as an STR for one or more years, 71.4% of respondents stated this
would have a “negative impact on them and their family”.

e 17.2% of respondents did indicate that they had “had negative experiences with short-
term renters,” with 13.5% of respondents indicating that they had had a complaint that
was not resolved satisfactorily.

The survey respondents’ narrative comments — also included in the attached report — provide
rich context to the answers given to the multiple-choice questions and indicate a diversity of
circumstances of Kiwanda Shores owners.

We encourage and appreciate the consideration of these findings by the Tillamook County
Board of Commissioners as you review options for revising the County’s STR policies.

Sincerely,

Susan Caney-Peterson
President, Kiwanda Shores Maintenance Association
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ann Tone

From: Public Comments

Sent: Friday, May 19, 2023 8:37 AM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Short Term Rentals

From: Nathan Powell <nathanmpowell@gmail.com>

Sent: Thursday, May 18, 2023 7:33 PM

To: Public Comments <Publiccomments@co.tillamook.or.us>
Cc: Sarah Absher <sabsher@co.tillamook.or.us>

Subject: EXTERNAL: Short Term Rentals

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

Greetings,

| wanted to write in and make note of concerns | have with the new proposed rules for short term rentals. | purchased a
vacant lot in Pacific City in December 2020 and began construction of a residence in April of 2022 with the intent that
the property be used as a short term rental in addition to personal use. It was quite shocking to see this option be taken
away after the large financial investment was made. Further to see homes in the middie of escrow given the ability to
receive an STR permit but those in the middle construction in a similar circumstance not also given the same extension
seemed intentionally unfair. To see the new proposed rules putting strict limits on STRs is problematic. Those of us in
the middle of construction at the time the pause have been uniguely harmed by the actions of the County. | encourage
in the strongest of terms that at a minimum those in my situation be grandfathered in and given oppeortunity to submit
for an STR permit in the same way those who were in escrow at the time the STR moratorium went into effect.

Regards,

Nathan Powell
Homeowner in Pacific City



ann Tone s —

From: Public Comments

Sent: - Friday, May 19, 2023 8:36 AM

To: Lynn Tone; Sarah Absher; County Counsel

Subject: FW: EXTERNAL: public comment; please make this board order carefully

From: Nicole Ralston <nicoleralston@gmail.com>

Sent: Thursday, May 18, 2023 3:42 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: public comment: please make this board order carefully

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

Dear Tillamook County & Board of Commiséioners,

I'm here again - | have written many times and | have attended most of the meetings and have listened to all of them. |
implore you to carefully consider the ramifications to property owner's rights as you implement this new board order.

To remind you of our situation - we purchased our lot in Pacific City in March, 2022, with the strict intention to build a
home that our two families would use but would also be a short-term rental some of the time to help us pay the bills.
We started building immediately and got our certificate of occupancy in December, 2022.

Despite trying, and even being processed and receiving an STR Inspection (which was passed), we have not been able to
obtain a STR permit. This is causing extreme financial hardship for our families.

When undergoing the "pause" of STR permits, you specifically thought about and cared for several groups of people:

1) People with homes who had not obtained a permit yet but might want one - they were allowed a "grace period" from
May 25 to July 1 and in the April meeting it was mentioned that "hundreds"” of permits were given during this time to
anyone and everyone who wanted one, even many who are not using them. This seemed to be a big point of contention
at the meeting. :

2) People who were currently in the process of buying a home - you did not want them to be "blindsided” or to have
“the rug pulled out from under them" so you allowed them to later obtain an STR permit if their home closed after July
1,

3) People who purchased a home that had an STR permit - they were allowed to "transfer" the permit to their name
during the "pause".

Basically the only group that is being intentionally harmed remains people who were building new homes in
unincorporated Tillamook County BEFORE the pause was enacted. Why are they being intentionally harmed and the only
ones you are allowing to be "blindsided"? You have already allowed "hundreds" of "exceptions" to your "pause". Why
purposefully exclude 15 more? it seems intentional,

We have participated fully in this STR Advisory process, have submitted many comments, etc., but our voices don't seem
to be heard or no one seems to think about our specific predicament. At the April meeting, there were many arguments

1



that a "grace period had already happened" and everyone had a chance to get a permit that wanted one. That is simply
not true.

The current plan of a 1% increase in allowance of permits in each area is also worrisome. That leaves somewhere
between 8 and 20 more permits to be allowed in Pacific City, for example, at least per the discussions at the last
meeting. However, there are 9 of us in the group of 15 who were in process of building at the time of the pause in
Pacific City alone, plus I'm sure others who have bought homes or simply missed out the first time. 5o are we all going to
be fighting for a lottery spot or first come first serve on July 3 - are we all to camp out at the courthouse the night
before? Some of us will definitely still be excluded from obtaining a permit after waiting a year already with this cap. It
seems like we will be permanently shut out of ever obtaining a permit, especially as it seems likely a long waiting list is to
form after July 3. How is this right or fair or part of our property rights that were in place as of March, 20227

Please, PLEASE, AGAIN, consider our small greup and the harm you are doing. We took land that was sitting vacant and
made it beautiful. We are now paying thousands of dollars in property taxes on that land and literally cannot afford our
meortgages without renting it out at least part-time, which was what we intended to do when we bought the land in
March, 2022 and started building in April, 2022. We are no different from someone in escrow by July 1. Please grant us
STR permits with that same exception clause, or write into the new ordinance that we are prioritized in line and not
make us fight it out for the few that will come available July 3,

Further, please expedite this process so we are not sitting around all summer without a permit, as again, you personally
are financially harming us. Please take this into consideration as you make your decisions. If the problems truly are
Neakahnie {the majority of the negative comments seem to be from that specific area), garbage, parking, and noise,
then let's scive those problems and not create new ones in this ordinance. STRs bring in important revenue to the
coastal communities, which do tons of positive things for the community.

Thank you again, for your consideration,
Nicole Ralston



SAVE-OV/R-NEIGHBORHOODS
NESKOWIN, OREGON 97149

May 22, 2023

TO: Erin Skaar, Commissioner, Tillamock County Board of Commissicners
Mary Faith Bell, Commissioner, Tillamook County Board of Commissioners
David Yamamoto, Commissicner, Tillamook County Board of Commissioners
Sarah Absher, Director, Department of Community Development

FROM: Tom Preheditch, tom@kpp-law.com
Barbara Triplett, barbtriplett@gmail.com

RE: Public Testimony for the
May 30, 2023 Hearing before Tillamook County Board of Commissioners (BOCC)

We write you on behalf of the supporters of Save Our Neighborhoods. The authors of this public
testimony have attended all the current Tillamook County Short-Term Rental Advisory
Committee's meetings, the vast majority of them in person. As we approach the next phase, i.e.,
public hearings of the BOCC, we wish to thank the STR Advisory Commitiee members, the
Department of Community Development's staff, particularly Director Absher, and Commissioner
Skaar, acting as the liaison between the BOCC and the STR Advisory Committee, for their
willingness to devote substantial time and attention toward modifying the ordinance governing
short-term rentals in the unincorporated communities of Tillamook County.

We have been impressed hy the frank, apen, civil, and democratic discussion at STR Advisory
Committee meetings of the many issues facing the Commitiee and the County. The Committee
has reached a consensus on many issues, including “parking,” “occupancy,” “notice-to-neighbors,”
and “noise,” and a majority position on various issues related to “caps.” From the perspective of
Save Our Neighborhoods, the proposed language for the amended STR Ordinance has not
always been what we would propose or choose. For example, the draft language regarding
occupancy establishes a numerical limit that is a bit too high in our view, and we would not create
a specific exception for “estate homes.” Nevertheless, we generally support the recommendations
of the STR Advisory Committee and the amended draft ordinance prepared by the Department of
Community Development. We understand the County's decision to aftempt to reconcile and
balance the competing policy goals of regulating STRs in the interest of livability concerns while
at the same time supporting the continued existence of STRs, particularly those already permitted.

0

Although the STR Advisory Committee did not directly address “enforcement”, we are encouraged
by reports from Director Absher. We continually hear from Save Our Neighborhoods’ supporters
and others, inciuding many STR owners, that changes in the ordinance are meaningless without
an effective mechanism to report viclations and appropriate consequences for the visitors who



choose to ignore the rules regulating STRs. We and our supporters applaud the efforts of the
Department of Community Development in creating Granicus, a new system for logging and
monitoring complaints about STRs; however how exactly enforcement will be handled beyond the
local STR contact person remains uncertain to us. Enforcement is an issue we hope the BOCC
and County Staff will continue to confront and clarify.

Other fopics that we believe require additional time for consideration include:

(1) Limiting the number of STR licenses per individual.
After the permit “pause” is lifted, will people who own multiple STRs stilt be able to apply
for multiple licenses? Or will people who apply for their first license in July 2023 and
thereafter be limited to a single license? Restricting new applicants to a single license will
allow more individuals to obtain STR licenses yet stay within the limits of the license ‘cap’
(to be determined) in their unincorporated community.

(2) Limiting the density of STRs within neighborhoods.

The available evidence from the Department of Community Development indicates a
significant concentration of STRs located west of Hwy 101 and close to the beach
throughout the unincorporated communities of Tillamook County. During the last year, the
County has heard numerous complaints from homeowners resulting from their homes
being surrounded by three or four, and as many as seven, STRs. We understand that this
is a difficult issue given the County's decision not to adopt an STR ordinance that
eliminates any existing STRs. Nevertheless, we continue to hope and expect that the
BOCC and County Staff reasonably considers all mechanisms for distributing STRs more
uniformly in our unincorporated communities.

(3) Controlling the growth of commercial operators.

Throughout the deliberations, several committee members and numerous public
comments have expressed concern that commercial operators will become the
predominant form of ownership for Tilamook County STRs in the future. This notion is
supported by examining trends in STR ownership nationwide and internationally. Whereas
realtors and managers will continue to benefit from selling and managing STRs, the
livability and ambiance of the community will be forever altered. Our challenge to the
BOCC is this: will the proposed changes to Ordinance #84 be sufficient {o prevent the
growth of corporate ownership of STRs in Tillamook County?

(4) Limiting the hours for exterior lighting to no later than 10 PM.
In addition to the well-documented negative impacts on residents and other homeowners,
light pollution harms creatures living in our nearby forests and the ocean. Artificial light in
-our coastal neighborhoods deleteriously affects animal behavior, especially those related
to migration, hunting, and mating. Our STR visitors should be asked to join our community
effort to reduce light pollution by turning off exterior lights during “quiet hours.”



(5) Educating property owners, STR managers, and realfors.

During the past year, there has been much confusion, and more than a little misinformation,
spread throughout Tillamook County about whether the existing ordinance for STRs in
Tillamook County needed some modifications. If and when the BOCC approves the newly
propesed amendments to Ordinance #84, we strongly recommend that the Department of
Community Development take a lead role in educating the public about the revised
ordinance via a series of press releases and public workshops. Learning first-hand about
new amendments tc Ordinance #84 from the county organization tasked with
administering the ordinance will significantly reduce the amount of speculation and gossip
about the ordinance’s consequences.

In summary, we believe that with the guidance of Director Absher, Commissioner Skaar and
County Counsel Kearns, the STR Advisory Committee made substantial progress in identifying
aspects of Ordinance #84 that needed adjustment. The proposed changes to Ordinance #84 as
envisioned by the Department of Community Development will strengthen the Ordinance to
balance the needs of STR owners with the livability concerns of Tillamook’'s unincorporated
communities, To achieve this objective, we hope that the BOCC will also evaluate the importance
of the remaining issues identified in this document. We remain steadfast in our belief that
medifying Ordinance #84 is the best way to meet the aspirations of all concerned.



ann Tone

From: Public Comments

Sent: Monday, May 22, 2023 11:24 AM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: BOCC-final draft STR

From: Lisa Briand <Icbriand@gmail.com>

Sent: Monday, May 22, 2023 10:05 AM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: BOCC-final draft STR

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

Please consider our comments in your staff report to the commissioners.

As STR owners, we listened to most of the hearings via Teams. At the last meeting, there was spirited debate about
transfers. | felt that the committee did a good job coming up with a reasonable compromise for 2 transfers per existing
STR, and noting that legal changes like LLC, family trust, etc would be exempt. In the final draft | read, | see only one
transfer and nothing noted for the legal name changes. Families are often advised on how 1o set up properties, and we
should not be punished when advised to do so as this is not a true change of hands transaction.

All along, we have understood the need for balance in the community and appreciate the committee's attempts to make
things fair for all parties. We just want to be treated fairly as property owners and tax payers in the county, We
respectfully ask that this 2 transfer compromise with the exception for legal name changes only (LLC, truct, etc)
included.in the draft sent to the Commissioners.

Best,

Lisa and Alain Briand
Netarts



ann Tone .

From: Public Comments

Sent: Monday, May 22, 2023 11:24 AM

To: Lynn Tone; Sarah Absher; County Counsel

Subject: FW: EXTERNAL: Kindly consider those of us waiting for our STR permit

From: Rachael Winters <rdwinters22@gmail.com>

Sent: Monday, May 22, 2023 9:20 AM

To: Public Comments <publiccomments@co.tillamook.or.us>

Subject: EXTERNAL: Kindly consider those of us waiting for our STR permit

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

Dear Tillamook County & Board of Commissioners,

| have written in several public comments by now and am so incredibly discouraged, to put it politely. We have
explained our situation several times, we bought our land in March of 2022, started building in April of 2022 and
received our CofO in December of 2022. Our lovely home is now sitting vacant while we pay literally thousands of dollars
on property taxes and a mortgage, all because we have not been allowed a grace period to apply for a license. Several
other groups were granted their STR licenses during the grace period, while we and a few others have heen excluded for
almost a year now. We are concerned with how the 1% increase in STR licenses will be distributed. How can we
guarantee a license? We have been waiting and waiting so patiently. Piease, please consider our situation. It is nearly
June, will we be excluded again? At the very least, we should be granted our application first. Furthermore, in one of
your early meetings last year, the commissioners stated that there would be no way the pause would last this long.
Those who are building as of last year would not finish their homes before the pause was over. Here we are!! We have
heen finished since December! Still waiting.

Best regards, Rachael Winters



Lynn Tone

From: . Public Comments

Sent: | Monday, May 22, 2023 11:21 AM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: STR public comments

From: Carol Herzog <herzogcarol@hotmail.com>

Sent: Monday, May 22, 2023 12:12 AM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: STR public comments

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

To the Tillamook County Commissioners:

My family owns a home in the Pacific Seawatch development in Pacific City, which is a current
short term rental.

My comments today are regarding the proposal to severely restrict the ability of a current STR owner
to transfer their permit. | request that you amend the proposal which would only allow one transfer,

to provide an exemption for putting the property into a different legal entity, such as a trust or an LLC.

When the property would be staying in the same family, but there is a need to do estate planning or
tax planning, then that family is not really transferring the permit, and you should recognize that.

Neither change of title due to inheritance or new legal entity should require that the owners
use up their one and only lifetime permit transfer. That wasn't the rule when the family acquired their
coastal home, and it is not equitable to change it for people with existing permits.
Thank you for allowing me to provide public comments.

Sincerely,

Carol Herzog



Lynn Tone

RN 0 N
From: Public Comments
Sent: Monday, May 22, 2023 11:20 AM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: STR Permits

From: Janelle Bertsch <jmbi2.tvf@gmail.com>

Sent: Sunday, May 21, 2023 12:31 PM

To: Public Comments <Publiccomments@co.tillamook.or.us>
Cc: Rachael Winters <Rdwinters22 @gmail.com>

Subject: EXTERNAL: STR Permits

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

Dear Council Members, _

I am a long time visitor {born in Oregon) and tourist dollar spender along the beautiful Oregon Coast. Hiking the
spectacular dunes at Pacific City is one of my earliest memories dating back to the fifties. This past winter my hushand
and | took pleasure in hiking the dunes, walking the beach, sipping wonderful coffee and dining within the city limits.
This and former family reunions in your city are treasured times. Having a comfortable, clean & affordable property to
rent made this possible. | currently reside in a community very dependent on visitor dollars to maintain a healthy, viable
core community. | urge the council to consider possible unintended consequences to the core community members of
Pacific City. The well maintained investment properties are an asset. The property owners who make this possible bring
many dollars to local merchants and job creators by bringing visitors to Pacific City.

| respectfully ask the Council to allow that STR permits be awarded to those property owners who have invested time,
laboer and hard earned dollars in currently built properties.

Thank you,

Janelle M Bertsch

Harrison, Idaho.

Sent from my iPhone



ann Tone e ————————

From: Public Comments

Sent: Monday, May 22, 2023 11:20 AM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL;: STR regulations

From: detroitmathers@gmail.com <detroitmathers@gmail.com>

Sent: Friday, May 19, 2023 3:05 PM

To: Public Comments <publiccomments@co.tillameook.or.us>

Cc: 'Eva Sobesky' <eva@eisstudio.com>; 'Renae Scalabrin' <renae.scalabrin@gmail.com>
Subject: EXTERNAL: STR regulations

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

Dear Tillamook Board of County Commissioners and STR Advisory Committee:

We own two homes in Neahkahnie that are managed by a Nehalem resident, Renae Scalabrin, as high quality
STRs. Her husband Jason Scalabrin built both homes as our general contractor. This is our first time
commenting on the Draft STR Ordinance and Committee process. Our family also stay at these homes.

For the most part, we understand that reasonable rules re STR are worthwhile to make sure residents are not
unreasonably bothered by STRs and that STRs are good neighbors.

However, any rules that greatly impair STRs, such as limits on the renewal of pre-existing STRs, would
damage the invesiment that the owners have put in their STR homes. For example, we completely renovated
both our properties, which were dilapidated when we bought them. We have paid local vendors almost $2M for
such renovations. Our two houses share the same driveway and are very close to each other. We also
contributed over $15,000 to improve the private road that goes to our homes as well as nearby homes.

We have been renting for about 10 years and have had no complaints from our neighbors.

A vast majority of the people who rent our places are Oregonians. Any rules that impede our renting will only
hurt these fellow Oregonians and also all of the local businesses that our renters obviously frequent.

Moreover, any rules that impede STRs will chill investment and thus drive down the value of homes in this
area. Given that the real estate market has taken a big hit due to the economy, | am sure most locals don't
want the value of their homes to fall further.

| would strongly suggest that the Board proceed cautiously to avoid unintended consequences to the local
economy. The Board should take minimal steps that it deems necessary. If the Board feels that more rules
are needed, then it can always add more. However, if the Board goes too far and greatly damages the local
economy due to hurtful STR regulations, then it will take many years to fix such economic harm to the
residents and local businesses.



Thank you for your consideration.

Sincerely,

Todd Mathers and Eva Sobesky
8370 and 8380 San Dune Rd.
Nehalem, Or 97131

Todd: 310 699 9967

Eva: 310 698 9966
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From: Tillamook County OR <tillamockcounty-ocr@municodeweb.com>
Sent: Monday, May 22, 2023 11:08 AM
To: Lynn Tone
Subject: EXTERNAL: [Lynn Tone] STR

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

deb dearr (darrsbeachcottage @msn.com) sent a message using the contact form at hitps://www.co.tillamogk.or.us/.

We have a short term vacation rental at Neskowin, Oregon and we feel that Oridiance # 84 goes way beyond it's limits |
We can't make any meetings to voice our concerns yet WE own our property and Pay ALL the taxes and have owned this
property for thirty years.

What gives a group of people the right to tell us how to use our property WHEN we have always concerned our
neighbors? We love our place and all of our renters ALREADY have a fairly strict set of rules they must follow in order to
use our place. Now we are being TOLD how many people can stay at our place etc. REALLY?? Try coming to our place
during any major holiday-- we put up with much from the general public and yet we still try to maintain a good nature
about everything. However, this ordinance goes TOO FAR!! -



Lynn Tone
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From: Public Comments
Sent: Friday, May 19, 2023 8:36 AM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: public comment: please make this board order carefully

From: Nicole Ralston <nicoleralston@gmail.com>

Sent: Thursday, May 18, 2023 3:42 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: public comment: please make this board order carefully

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

Dear Tillamook County & Board of Commissioners,

I'm here again - | have written many times and | have attended most of the meetings and have listened to all of them. |
implore you to carefully consider the ramifications to property owner's rights as you implement this new board order.

To remind you of our situation - we purchased our lot in Pacific City in March, 2022, with the strict intention to build a
home that our two families would use but would also be a short-term rental some of the time to help us pay the bills.
We started building immediately and got our certificate of occupancy in December, 2022,

Despite trying, and even being processed and receiving an STR inspection (which was passed), we have not been able to
obtain a STR permit. This is causing extreme financial hardship for our families.

When undergoing the "pause" of STR permits, you specifically thought about and cared for several groups of people:

1) People with homes who had not obtained a permit yet but might want one - they were allowed a "grace period" from
May 25 to July 1 and in the April meeting it was mentioned that "hundreds" of permits were given during this time to
anyone and everyone who wanted one, even many who are not using them. This seemed to be a big point of contention
at the meeting.

2) People who were currently in the process of buying a home - you did not want them to be "blindsided” or to have
"the rug pulled out from under them" so you allowed them to later obtain an STR permit if their home closed after July
1.

3) People who purchased a home that had an STR permit - they were allowed to "transfer" the permit to their name
during the "pause".

Basically the only group that is being intentionally harmed remains people who were building new homes in
unincorporated Tillamook County BEFORE the pause was enacted. Why are they being intentionally harmed and the only
ones you are allowing to be "blindsided"? You have already allowed "hundreds" of "exceptions” to your "pause”. Why
purposefully exclude 15 more? It seems intentional.

We have participated fully in this STR Advisory process, have submitted many comments, etc., but our voices don't seem
to be heard or no one seems to think about our specific predicament. At the April meeting, there were many arguments

1



that a "grace period had already happened" and everyone had a chance to get a permit that wanted one. That is simply
not true.

The current plan of a 1% increase in allowance of permits in each area is also worrisome. That leaves somewhere
between 8 and 20 more permits to be allowed in Pacific City, for example, at least per the discussions at the last
meeting. However, there are 9 of us in the group of 15 who were in process of building at the time of the pause in
Pacific City alone, plus I'm sure others who have bought homes or simply missed out the first time. So are we all going to
be fighting for a lottery spot or first come first serve on July 3 - are we all to camp out at the courthouse the night
before? Some of us will definitely still be excluded from obtaining a permit after waiting a year already with this cap. It
seems like we will be permanently shut out of ever ohtaining a permit, especially as it seems likely a long waiting list is to
form after July 3. How is this right or fair or part of our property rights that were in place as of March, 20227

Please, PLEASE, AGAIN, consider our small group and the harm you are doing. We took land that was sitting vacant and
made it beautiful. We are now paying thousands of doliars in property taxes on that land and literally cannct afford our
mortgages without renting it out at least part-time, which was what we intended to do when we hought the land in
March, 2022 and started building in April, 2022. We are no different from someone in escrow by July 1. Please grant us
STR permits with that same exception clause, or write into the new ordinance that we are prlorltlzed in line and not
make us fight it out for the few that will come available July 3.

Further, please expedite this process so we are not sitting around all summer without a permit, as again, you personally
are financially harming us. Please take this into consideration as you make your decisions. If the problems truly are
Neakahnie (the majority of the negative comments seem to be from that specific area), garbage, parking, and noise,
then let's solve those problems and not create new ones in this ordinance. STRs bring in important revenue to the
coastal communities, which do tons of positive things for the community.

Thank you again, for your consideration,
Nicole Ralston



Lynn Tone
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From: Erin Skaar
Sent: Friday, May 19, 2023 6:55 AM
To: Lynn Tone
Subject: FW: EXTERNAL: {Erin Skaar] Comments on Short Term Rental new rules

Erin D. Skaar (she/her)| Chair

TILLAMOOK COUNTY | Board of County Commissioners
201 Laurel Avenue

Tillamook, OR 97141 P

Phone {503) 842-3403

Mobile [503) 812-9877

eskaar@co.tillamook.or.us

This e-mail is a public record of Tillameok County and is subject to the State of Oregon Retention Schedule and may be subject to public disclosure under the Oregon Public
Records Law. This e-mail, including any attachments, is for the sole use of the intended recipient{s} and may contain confidential and privileged information. Any unauthorized
review, use, disclosure, or distribution is prohibited. If you are not the intended recipient, please send a reply e-mall to let the sender know of the error and destray all copies of

the original message.

From: Tillamook County OR <tillamookcounty-or@municodeweb.com>
Sent: Thursday, May 18, 2023 7:34 PM

To: Erin Skaar <eskaar@co.tillamook.or.us>

Subject: EXTERNAL: [Erin Skaar] Comments on Short Term Rental new rules

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

Nathan Powell (nathanmpowell@gmait.com) sent a message using the contact form at https://www.co.tillamook.or.us/.
Greetings,

| wanted to write in and make note of concerns | have with the new proposed rules for short term rentals. | purchased a
vacant lot in Pacific City in December 2020 and began construction of a residence in April of 2022 with the intent that
the property be used as a short term rental in addition to personal use. it was quite shocking to see this option be taken
away after the large financial investment was made. Further to see homes in the middle of escrow given the ability to
receive an STR permit but those in the middle construction in a similar circumstance not also given the same extension
seemed intentionally unfair. To see the new proposed rules putting strict limits on STRs is problematic. Those of us in
the middle of construction at the time the pause have been uniquely harmed by the actions of the County. | encourage
in the strongest of terms that at a minimum those in my situation be grandfathered in and given opportunity to submit
for an STR permit in the same way those who were in escrow at the time the STR moratorium went into effect.

Regards,

Nathan Powell
Homeowner in Pacific City



Lynn Tone
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From: LAURIE KOVACK <lkovack@mac.com>
Sent: Monday, May 22, 2023 3:45 PM
To: - Sarah Absher; Erin Skaar
Cc: Lynn Tone
Subject: EXTERNAL: growth management goals

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

| appreciate the work that has been done by Tillamook County to try to balance quality of life issues for
residents of unincorporated Tillamook County with the presence of short term rentals in our communities.

| have attended most of the short term rental committee meetings either in person or via the internet. Many of
the comments by committee members representing short term rental owners, and written and oral public
comments, state that the income from short term rental revenues allow homeowners to afford a vacation home
for their families when they otherwise could not. As a neighbor of short term rentals | find that this type of
owner often seeks to put down roots in the community, takes good care of their homes, and makes direct
connections with their neighbors during the times they and their families use the home themselves. The goal
of the property ownership is primarily for their personal use. The short term rental income provides the revenue
to enable the ownership. When short term rentals are ailowed in our communities this seems like a model to
enhcourage. '

It appears the May 17, 2023 draft ordinance ailows all current registered short term rental owners to continue
renting their homes as long into the future that they continue to maintain a valid permit or license with
Tillamook County. By making this a part of the ordinance it seems you have satisfied the primary concern of
the current short term rental owners who told you they would be harmed if they lost their permits/license.

My observation is that the short term rental properties that cause the most problems, and harm the quality of
life of residents, often have corporate ownership, and/or are investors who have multiple properties. These
owners often have no personal connection to the property or community. Their primary goal is return on
investment. The presence of these existing short term rentals will continue to impact their neighbors. New
licenses for this type of property are detrimental o the residential community. ‘

When Tillamook County implements growth management policies for short term rentals | encourage you to
include a policy that will prioritize new short term rental licenses be issued to properties that have the dual goal
of a part time residence for the owner, in addition to use as a short ferm rental.

There are many ways to approach this goal. I'm sure staff can provide examples from around the country that
could be used as a basis for discussion. Several potential approaches that come to mind are requiring a
minimum number of days usage by the owners and their families, or conversely, limiting the number of nights
the property could be rented, so the rental income supplements the cost of ownership but isn’t the sole
purpose. Anocther approach might be to allow only one short term rental permit per owner, with a mechanism
that prevents avoiding this limitation via LL.CS etc.

| encourage the County to implement growth management strategies that will limit the growth of short term
rentals, and also improve the quality of owner participation in their communities, through personal use of the
property by the owners, and personal interaction with their immediate neighborhood, and greater community.

Laurie Kovack
503 880-8989



Lynn Tone

From:
Sent:
To:
Subject:

Public Comments

Monday, May 22, 2023 3:32 PM

Lynn Tone; Sarah Absher; County Counsel
FW: EXTERNAL: Proposed STR Ordinance

From: phirchl@comcast.net <pbirchl@comcast.net>

Sent: Monday, May 22, 2023 3:30 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Proposed STR Ordinance

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

To: Tillamook County Board of Commissioners
Re Proposed STR Ordinance
From: Peter Birch & Kathy Hamel

We refer to .060 B Tra nsferabiiity: Transferability of STR Licenses. Any STR License existing at
the time of adoption of this Ordinance is eligible for one (1) transfer to another person or

entity.

We do not have an existing STR license - we have an existing STR permit. Do you intend to
revoke existing permits and replace them with licenses? If so, the legal process for doing so

needs to be stated in the Ordinance.



LGn Tone

From: Public Comments

Sent: Monday, May 22, 2023 3:32 PM

To: Lynn Tone; Sarah Absher; County Counsel

Subject: FW: EXTERNAL: Staff Report Public Comments - Support for STRs

From: Robert Hakes <rohert@roberthakescons.com>

Sent: Monday, May 22, 2023 2:50 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Staff Report Public Comments - Support for STRs

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

Anyone that started a project based on the fact they were told by the county that they could do STR should be given the
opportunity to receive the STR permit.

Thank you,

**PLEASE NOTE: OUR ADDRESS HAS CHANGED.
**SEND ALL MAIL TO: PO BOX 504 BRUSH PRAIRIE, WA 98606

Robert Hakes

CONSTRUCTION
11515 NE 131st Street

Vancouver WA 98662
0:360-836-8622|C: 503-318-1863 | E: robert@roberthakescons.com

OR - CCB — 200289
WA - CCB - ROBERHC87104



Public Comment - Supplement to Reflection Statement
Hillary Gibson
May 22, 2023

Throughout committee discussions a few recurring themes were present:
« Importance of Accurate Data -Significant data not provided by the county
« Enforcement - Boots on the ground are needed to alleviate burden on neighbors to report
» Historic Areas with Seasonal Homes - Many homes have never been full-time residences
» Property Rights - Ability to STR is an important stick in the bundle of property rights
e Livability Concerns - Noise, Parking & Trash - Need more data to assess impact from 5TRs

Permits & Licenses

A vital component missing from all discussions and the proposed draft is clear information about homes
with current STR permits and how they will be handled with regards to status of permits and any timeline
for compliance. A solution for this would be to have two categories including current STR Permits and
new STR Licenses, as seen in the following example:

Existing STRs may continue to operate with STR Permits as long as three (3) conditions are met:
» The STR Permit must be renewed annually.
» The STR may not increase maximum occupancy.
* The STR meets basic fire & life safety requirements.

STR Permits originally approved prior to July 1, 2023 have legal land use rights which run with the land
and may continue after a sale and transfer to a new owner until the STR Permit is either closed by an
Owner or revoked by the County. If the property is sold, the new owner has sixty (60} days from the date
of closing to file for transfer for continued use of STR Permit.

STR Licenses approved after July 1, 2023 are specific to the property owner, are not transferable, and
automatically become void with the sale of the property. STR Licenses fall under new regulations.

Public Comments

STR Advisory Committee responsibilities included reading all public comments. There was a wide range
of comments across a spectrum of viewpoints. | acknowledge that it is not ideal to categorize opinions of
community members, but for the sake of generalizing to give myself a better understanding of the
feedback throughout this yearlong process, i found it helpful to keep a running tally of a full year's worth
of approximately 730 public written comments divided into four general categories:

PUBLIC COMMENTS

'MAY 1, 2022 - MAY 15, 2023
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&
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o — TS =
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& & OR MORATORIUM
SUPPORT FOR SUPPORT FOR UNRELATED

PROPOSED DRAFT PROPERTY RIGHTS TO STRS



Breaking down comments by location and focusing on the two main categories was helpful in grasping
the feedback throughout all of Tillamook County and seeing clearly how it varied significantly. Thirteen
communities in Tillamook County did not have a single written public comment expressing STR concerns
or support for the draft proposal over the full year of this process. Only two communities had stronger
STR concerns and support for the draft than general STR support and support for property rights:
Neahkahnie & Tillamook.

LOCATION GENERAL STR CONCERNS GENERAL STR SUPPORT
& SUPPORT FOR DRAFT & PROPERTY RIGHTS

BARYIEW 0 2
BAY CITY 0 1
BEAVER 0 0
CAPE MEARES 4] 5
CLOVERDALE 0 7
FALCON COVE 0 4
HEBO 0 1
MANZANITA 4 28
NEAHKAHNIE 167 &0
NEDONNA BEACH 0 20
NEHALEM 1 4
NESKOWIN 34 83
NETARTS 1 31
OCEANSIDE 1 48
OT15 9] 2
PACIFIC CITY 7 82
ROCKAWAY BEACH 9] 24
TIERRA DEL MAR 0 22
TILLAMCOK 2 1
WATSECC 0 0
WINEMA 0 0
GENERAL, BUSINESS, VISITOR, MISC | 1 32
TOTAL 218 457

The nine communities with the most written public comment activity are shown on the chart below:

PUBLIG COMMENTS

MAY 1, 2022 - MAY 15, 2023

B STR CONCERNS & DRAFT SUPPORT
® STR SUPPORT & PROPERTY RIGHTS
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PERCENTAGE

As iflustrated by the public comments, it is clear
that a significant majority of comments supporting
i NKNREPRESENTATIONIN PUBLIC 4 o5 ordinance are from a single community:
COMMENTS EXPRESSING STR Neahkahnie. The current percentage level of STRs
CONCERNS OR DRAFTSUPPORT  in Neahkahnie is approximately 20% (83 STRs out of
167/218 409 improved properties). 77% of all public
comments citing STR concerns or support for the

NKN REPRESENTATION ON draft are from Neahkahnie, while the STRs in
TILLAMOOK COUNTY Neahkahnie only comprise 7% of the STR permits
STR PERMIT LIST throughout Unincorporated Tillamook County (83
83/1,209 permits in Neahkahnie out of 1,209 county permits

! listed as of Feb 2023). This disproportionate
distribution of public comments shows a significant
disparity from a single community, and there is valid
concern that one community's efforts to strictly
regulate STRs could impact the entire county.

Neskowin, was the next community behind with 34 written public comments expressing concerns or
support for the draft proposal. No other communities in Tillamook County reached double digits in this
category which is an important fact. Meanwhile, comments generally supportive of STRs and property
rights were more widespread all throughout Tillamook County. The total number of comments with STR
support (457) is more than double the number of comments with STR concerns {218). While public
comments are important, they are just one factor to consider when setting STR regulations. The
importance of data to make sure that regulations are evidence-based and will not result in unintended
consequences should not be overlooked.

Reduction or Growth Management

I'm concerned that Tillamook County's assertion that the stated goal to manage STR growth and not
reduce STRs is not supported by the draft ordinance. Simply saying there will be no impact on current
permits due to a proposed percentage cap being set above the current level overlooks an unknown
number of permits that may be eliminated due to the cumulative effect of stricter requirements which
may seem minor, but could essentially throttle the number of current STR permits and push out family
run-STRs in favor of larger operations more equipped to keep up with inequitable regulations:

* Requiring renters to park off-street - owners can't restrict use of parking on public streets (.080 E)
» Requiring immediate response to phone call - immediate is unreasonable (.080 J)

» Requiring exterior lighting to direct downwards - lighting is a safety feature (.080 K #11)

* Requiring expiration date on exterior signage - necessitates annual expenditure {080 O #1)

* Requiring all STRs to meet current building codes - undue burden (.090 A)

» Requiring all STRs with septic tanks to have an annual inspection - 5 years is ideal (.090 C #3)

» Requiring minimum bedroom sizes larger than some currently permitted bedrooms (.030 D)

* Requiring in-person response - could be a safety risk better handled by law enforcement (.080 J)
» Limiting parking to 6 cars off-street - previously required up to 10 for large homes (070 D #3)

« Fee no less than $100 to change Contact Person - financial barrier to compliance (.060 A)

Strengthen Enforcement Along with Community-Wide Noise, Parking & Trash Solutions

Severe regulations are not the solution. Simple and straightforward regulations will best facilitate
compliance. Tillamook County needs better enforcement of the current ordinance, a county-wide noise
ordinance, "no parking" signs as needed, and curb-side recycling to reduce trash. Those suggestions all
address top nuisance complaints and impact not just STRs, but the entire community. The past STR
Advisory Committees have also recommended better enforcement. Neighbors should not bear the



burden of reporting concerns. Punishing all owners with STR permits instead of addressing specific
problems is not appropriate. The fact that no STR has ever had a permit revoked under the "three
strikes” guideline is an example of how this proposed draft is an over-reaction to a boost in visitors to
the coast during the pandemic colliding with a Not-In-My-Back-Yard mentality. We need simple and
straightforward regulations with effective enforcement. Best practice is to make a few measured
changes, and then reevaluate to see if the intended goal is being met. If too many changes are made at
once, then there could be unintended consequences and a lack of clarity on which changes were
effective or ineffective.

Family Ownership

Reading through all the public comments it was evident that a great number of owners are families who
are sharing their personal vacation home. This is a tradition along the Oregon Coast and a labor of love
for many, myself included. I've heard the rumors of corporations buying up homes in Tillamook County,
but this hasn't been backed up by facts. A review of the STR permit list shows that 93% of homeowners
with STR permits have only one single permit in Tillamook County.

2% Annual Cap with 3 Year Sunset

If Tillamook County insists upon implementing a percentage cap, then | can support a 2% cap with an
annual increase and sunset in three years if Phase 2 is delayed. This allows for controlled growth and
better data collection via Granicus hotline. | also highly recommend expediting an online STR registry
with contact info (for example Bend, Oregon) & complaint fink {for example Couer d'Alene, Idahg). If
homeowners and property managers can easily update the contact person online, in real time, the
compliance will be higher instead of requiring changes be made 14-30 days in advance with a $100 fee.

'BREAKDOWN OF STR PERMITS IN NESKOWIN

cOmm(.;rcially L
~ zoped STR
" permits

NUMBERS ARE APPROXIMATE AS OF MAY 2023

Neskowin

For all of 2022, Tillamook County reported only one single county-reported complaint for STRs in
Neskowin. This complaint was for "parking in roadway" and it was resolved and did not result in a
violation. Outside of signage viclations, which are in their own category, for all of 2022 no violations
issued for STRs in Neskowin were reported by Tillamook County.



The previously reported county-wide complaints & violations mirror Neskowin with similarly low numbers
in the single digits for 2020 and 2021. Acknowledging that there is a disconnect between numbers
reported by Tillamook County and experiences shared by neighbors, there are valid concerns regarding
garbage, parking, and noise. However, it is difficult to pinpoint the extent to which these concemns are
due to STR guests, versus day trip visitors, residents, or visitors of residents. Feedback from Neskowin is
that we would like to see all homeowners be good neighbors and be held to similar standards.

The STR Advisory Committee was presented with county-wide data showing that the majority of
nuisance calls are to second homes, and not STRs. A mere ten phone calls to the sheriff in 2020 & 2021
out of 600 nuisance calls were attributed to STRs in the entire area of Unincorporated Tillamook County.

NCAC STR Recommendations

In December, 2022 the Neskowin Citizen Advisory Committee [NCAC] submitted a 19 page report titled
Recommendations for Updating Tillamook County Ordinance #84. | served on this STR sub-committee
and our recommendations reflect a full year of outreach to our community, research, and two surveys.
The final survey had an excellent response rate with 449 participants from eligible NCAC members, the
majority of which did not have homes with STR permits. Our recommendations included the following:

» Improved Enforcement - enforcement officer nights & weekends in summer months
» Percentage Cap - also support to exclude commercially zoned areas from caps

» Update "Sleeping Areas" to "Bedrooms" - 2 per bedroom + 2 overall

* Online STR Directory, Complaint Form & Exterior Signage

s Parking - Max é Vehicles

» Bear Resistant Trash Systemn & Weekly Trash Pick-Up

+ Dark Skies Initiative - encourage for all of Neskowin & not just STRs

+ Community Rules - equal application of rufes for trash, parking & lights for everyone
» Increase TLT Funds Allocated to Neskowin

» No In-Person Response Requirement

+ No Annual Nightly Limit, No Max Occupancy Limit, No Proximity or Distance Based Limits

Percentage Caps in Neskowin

The following information is my own deep dive into the percentage cap survey responses, and was not
part of my role on the NCAC's STR sub-committee. The Neskowin survey showed 59% of respondents
supported some level of percentage cap from 0%-50%, while 41% supported 100% (no cap).

54% cap Average of all 449 survey responses representing the community from 0%-100%
24% cap Average of only the responses which selected 10%-50% cap

Excludes 0% (ban) and excludes 100% (no cap)

21% cap Average of only the 59% of responses which selected a 0%-50% cap

Excludes 41% of responses supporting 100% (no cap)

40% cap Median of all 449 survey responses representing the community from 0%-100%

The percentage cap conversation will be an important one moving forward, and the various options
above present how differently the percentage caps can look based on how the same set of data is
calculated in different ways. Two options above leave out responses from community members (24% &
21%). It is my opinion that the two options which reflect all survey responses best represent the entire
community of Neskowin by virtue of not excluding survey responses (54% cap & 40% cap). However,
there needs to be more data behind the selection of a cap in addition to a survey, as important
regulations need to be based on data and not merely opinions. For example, as a historical vacation
destination with a high rate of seasonal ownership, Tillamook County has defined Neskowin as a resort
area. To preserve our historical balance in this coastal market | believe a cap of approximately 30%-35%




would strike a balance. That range accounts for roughly half of the seasonal homes being permitted
STRs, and roughly one-third of a balance between full-time residences, seasonal homes not used as
STRs, and seasonal homes used as STRs. if there is a percentage cap, then STRs in commercial zones
need to be excluded. STRs in commercial zones currently represent 29% of the STRs in Neskowin, and
there is strong community support to exempt this zone from any potential percentage cap.

Worldorce & Affordable Housing Crossover

Workforce Housing & Affordable Housing is a crisis in Tillamook County. There may be some minimal
overlap with these types of housing and $TRs, however in Neskowin that may be very limited as
Neskowin is classified as being fully contained within the Coastal Zone reflecting higher than average
home prices. The average sale price of homes sold in Neskowin Jan-Apr 2023 was $1.5M (none of which
had an active STR permit). Operator Fees from STR permits continue to be a new source of revenue for
Tillamook County to allocate towards this vital need for more multi-family housing in our communities.

Qregon Beach Bill

In the spirit of the Oregon Beach Bill, it is vital to the diversity of our community to maintain accessibility
to the Oregon Coast for all demographics regardless of socioeconomic status. If visitors do not have
overnight accommodation options we are not an inclusive community.

In September 2022, a presentation by the Tillamook Coast Visitor's Association said that our county is
unicque because it has an extremely low number of hotel rooms: 782 hotel rooms in the entire county.
To put that in perspective, the downtown Portland Hilton has two towers which also have 782 hotel
rooms combined. Visitors to the Oregon Coast are reliant upon STRs. From 2014-2022, roughly $40M in
TLT has been generated for Tillamook County, and STRs account for approximately 70% of the TLT
collected. -

Summary

| am advocating for a balanced perspective that meets mutual goals for the greater community. | favor
regulations which are evidence-based and supported with enforcement. Current STR Permit holders
need to have their legal rights preserved & changes outside of clear fire and life safety regulations may
only apply to new STR Licenses. A goal for the county should be to find a balance that preserves
community livability, promotes renting responsibly, supports our tourism economy, and maintains
accessibility to a wide variety of visitors. STRs have become a highly divisive topic for some communities,
and we need to bridge the gap to bring people together with a clear understanding of both the benefits
and concerns with this type of accommodation which welcomes visitors from around the world to the
Oregon Coast. :

g

Hillary Gibson
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To: The Tillamook County Board of County Commissioners

Cc: Sarah Absher, STR Advisory Committee, Hillary Gibson, Karen Babbitt
Fm:  John and Maria Meyer

Re: Comments to BOCC on the 5.17.23 STR Ordinance Draft

Date: May 22, 2023

Our extended family has been visiting the Qregon coast since the late 1940s. Since 2017, we have
owned a vacation rental home in the Neahkahnie community north of Manzanita. We know many yeai’-
round residents and we respect and value our neighbors and their concerns. We deeply appreciate
owning a home in this beautiful place on the Oregon coast. As to vacation rentals, we feel they provide a
significant contribution to the economic and social well-being of all residents of Tillamook County, and
we favor practical regulations that are enforced. But we also favor protecting the property rights to own
and operate a vacation rental, including our right to transfer it.

We are extremely grateful for the work of this STR committee, but we would be remiss if we did not
point out shortcomings in the current draft. As you know, the original purpose of addressing STR issues
through an STR Advisory Committee was to build consensus to effect positive change. This draft
deviated from that important objective when the county hired an attorney well known for his anti-STR
positions in other counties throughout Gregon and instead of building on what was good in Ordinance
84 and has worked well, it was tossed and the committee was given an entirely new draft ordinance that
reflected material elements intended to remove property rights from vacation rental owners, Some
offensive elements were removed, but the current draft stili reflects many such restrictive clauses, which
are not “consensus recommendations” from the committee. A more informative description from staff
would be that “the STR Advisory Committee is not in agreement with several elements of this draft.”

We hope the BOCC will insure this document reflects the original purpose of this effort. Our common
goal is a final documenit, approved by the BOCC, that preserves the best interests of all stakeholders. The
STR Advisory Committee has labored to mold a consensus, a win-win document. Let our comments
below serve as a guide to achieving that better balance.

Comments on Draft Ordinance

[Page references refer to the draft ordinance, copy attached]

A. There are a series of “whereas” type clauses in this draft which reflect an anti-STR bias.
They serve no useful purpose other than to restrict the property rights of existing STR
owners. We recommend removing them.
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040 - “No Nonconforming Use Status Conferred” - this is directed at existing STR property rights and
may be illegal. If a property has a non-conforming use or right that pre-dates this regulation, this
regulation cannot strip the property owner of the right to the non-conforming use. (See also Page 6.
040 {B) — “No nonconforming Status Conferred.” — legal question is whether an existing Non-
Conforming Use right is being taken away. These references should be stricken.

110 — Use of “license” replaces “permits” and registered. — this language services no purpose but to
restrict property rights of STR owners. It appears in multiple other locations. Simple solution: revert
to Ordinance 84 description.

There are several references describing STRs in a derogatory light. These create broad-
brush assertions that these negative comments apply to the entire STR community, when
in fact the number of violations and complaints over the last decade registered against
STR’s are minimal. This “bias” only creates divisiveness in the community and does not
lead to constructive changes and recommendations. If we move on to a Phase 2
evaluation of CAPS, it is essential we start from o point of objectivity and balance, We
recommend these biased clauses be removed.

Page 2:

4, "the need to limit short-term rentals within neighborhoods...to ensure compatibility with
..established owner-occupied neighborhoods.” - Much too broad, fails to recognize STRs need to be
compatible, they need to be good neighbors, we do not “need to limit” them without serious
analysis and community review, which has not taken place; also, we know that some owner-
occupied neighborhoods are like ghost towns and some are in locations more suitable to rentals.
Some areas are predominately STRS and need to stay that way. Even the California Coast
Commission recognizes this important principle. This can be evaluated on case by case (community
by community) basis with objective criteria applied. The statement “STRS need to be limited” is not
hased on committee recommendations and there has been no evaluation of CAPs or other standards
justifying limiting STRs. This clause should be eliminated.

5. Same as # 4: “Protect the character of the County’s established neighborhoods by limiting
...STRS” —my be inappropriate; the character is well-established with existing STRs. Open to
argumentation and divisiveness. Same conclusion as to #4 above.

B. Same as #4, #5: "County finds the transient rental of dwelling units has the potential to be
incompatible with the residential neighborhoods....damaging impact on the livability of those
neighborhoods.” Again, derogatory unsubstantiated claims set the stage for community divisiveness.
These clauses hurt efforts to achieve consensus and divide the community. They should be
eliminated.

E. “The requirements of this Ordinance are not “land use regulations.” Why is this inserted? Is this
another attempt from Mr. Kearns to remove an existing property right that is legally protected under
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LUBA precedents and other well established Oregon statutes? If so, on what basis is the statement
included other than to show intent to remove a property right. It should he eliminated.

Page 4:

G. “Administrative Rules. The county STR Administrator shall have authority to establish
administrative procedures....binding upon any owner, operator....."” This language is too broad.
Should simply refer to the section in the Ordinance that describes this in detail {see "Violations.
120,” page 19)

H. “County Administrator...authority to administer, interpret and enforce, this Ordinance” — this is
incorrect and should be removed or re-written. The ordinance does not grant the administrator
these authorities. The authority actually granted is defined in “Violations .120” page 10 ff)

N. “Good cause....” This is not defined and would be grounds for significant arguments and legal
actions seeking clarification. How/where is “good cause” used in the document? How is “Public
health or welfare or the safety of the immediate neighborhood in which the STR is located” defined
— by way of example, many year-round residents believe legally permitted STRs, by their very
presence and regardless of their compliance with the regulations, viclate their safety and are a
public health hazard, simply by being present —these visitors affect water supply, clog traffic lanes,
impede emergency vehicles, etc. This clause could be misused and easily interpreted as justification
to eliminate STR’s when in fact they are simply occupying a lawfully created and permitted
residential home, in effect with fewer occupants than were the home occupied by year-round or
part-time residents. The clause should be eliminated.

0. “Good Neighbor Policy” — question left open: is violation of good neighbor policy “good cause”
for suspension or revocation of license. We believe strongly in a good neighbor policy adopted by
all, but we don’t support broad authority to revoke permits for “good cause” as determinad
subjectively by the language in “N."

Further concerns about specific clauses:

Page 5:

Y.Z. “Short term rental.” Does this mean a homeowner is prohibited from renting part of his or her
home? What about to a caregiver; what about to a farm worker, or others? Does “B&B” involve a
State license as suggested here?

Page 6:

.040 - “No nonconforming Use Status Conferred.” — see Page 1, same question and conclusion;
serves no purpose other than to restrict property rights. Should apply to no permits only.

A. Confirm that existing permits confinue. “License may be revoked for failure .....with all
requirements...” - Contradicted by Section .120 Violations and .130 Penalties
B. “Does not confer a property right..” — why not? Is it being taken away?
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C. "CAPS” —"the county has established a limit on the number of STR licenses...” —this language is
not true. CAPS are apparently being addressed separately and this clause wouid only apply if
specific regulations were in place, which is unlikely by the time the county is ready to approve
this new ordinance.

Page 9:

.060 B — Transferability — “...STR license existing at the time of adoption of this Ordinance is eligible
for one (1) transfer.” Existing STR permit holders have a property right that goes with the property if
it is transferred. There is no apparent justification for taking that property right other than to serve

_ to potentially eliminate the right for that property to operate as an STR, if for example, CAPS were in
place or other restrictions limiting the number of locations of STRs. We recommend a transparent
discussion and evaluation of the legal implications of such a taking, including whether or not
compensation would become a factor were it ultimately implemented.

Page 13:

J. Contact Information — “must be able to arrive on site at the STR within 30 minutes if a phone call
is not sufficient to remedy the alleged operational problems.” Could be nightmare to implement;
what if the STR Administrator feels a phone call is not sufficient to remedy al] alleged
problems....what if fence is blown down in front of STR home; neighbor calls it in to complain.....

Page 16:

Q.6. “No ADU permitted.” - why are ADU’S not permitted? What if an owner wanted to live in ADU
and rent the house; or vice versa?

Page 18:

2. STR Hotline — "Unresolved complaints shall result in an immediate violation of this Ordinance” —
resulting in suspension, revocation? Remember, language elsewhere confers very broad powers to
the STR Administrater and they apply to “any” violation of the ordinance.

Page 19:
.120 Violations —

D. Failure to comply with the “substantive or operational standards in Sections .080,.090.100 or any
conditions attached to a particular STR license.” - too broad; the penalties are spelled out in the
subsections. This creates a new separate ground for “violations” that is also a civil infraction; it
could result in very serious penalties, but causes and basis are defined elsewhere.

.130 Penalties —

A. “In addition to the fines and revocation procedures described in this Ordinance...” - what does
this mean?
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Page 20:

4. "...other violations of this Ordinance of sufficient severity “in the reasonable judgment of the STR
Administrator, so as to provide reasonahle grounds for immediate revocation of the license.” - this is
broad, and very subjective — one person has the authority to define what is “reasonable” and that
interpretation could result in financial and civil penalties, and a revocation of the STR license,
References to “reascnable judgement” should be eliminated and replaced with simple, clear
descriptions of violations.
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Cc: Draft Crdinance, 5.17.23, as posted on County Web Site. Highlights in yellow correspond'to captions
in this memorandum.



Short-Term Rental Ordinance

010......Title

020......Purpose and Scope

030......Definitions

040...... Annual Short-tcrm Rental Regstration-CertilieateLicense Required, Basic Requirements
for a Registrution-CertificateLicense, No Nonconforming Use Status Conferred

050......Application and Fees

060......Term of Annual Regiswation-CertifieationLicense and Renewal

070......Application Required and Burden for RegistratiesLiccnse Approval and Renewal

080......Operational Requirements and Standards for Short-Term Rentals
090......Additional Tnspections Required
100......Additional Requirements and Prohibitions

110......Implementation of this Ordinance and Application to Short-Term Rentals Bepisiered
Licensed and Operating on the Date of its Adoption

120......Violations

130......Penalties

140......Appeals of County Decisions Regarding Short-Term Rentals

150......Severability

010  Title. The provisions contained in this Ordinance arc intended to authorize and regulate
the short-term rental use of residential dwelling units on all property in unincorporated
Tillamook County and shall be known as the Tillamook County Short Term Rental Ordinance.

A. Repeal. Tillamook County Ordinance 84, Amendment 1 (adopted April 19, 2019)
(Tillamook County Short Term Rental Ordinance) is hereby repealed in its entirety.

B. Adoption. The following scctions are hereby adopted shall be entitled the “Tillamook
County Short-Term Rental Ordinance,” as set forth herein, and are collectively referred to
as “this Ordinance.”

.020  Purpose and Scope.
A. This Ordinance provides reasonable and necessary regulations for the registratien
licensine of short-term rental use of residential dwelling units, the purposes of which are
to:

1. Protect the health, safety and welfare of short-term and long-term renters, property
owners, and neighboring property owners throughout Tillamook County.

2. Balance the legitimate livability concerns of residential neighbors with the rights of
property owners to use their property as they choose.
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3. Pravide visitors to Tillamook County with reasonable opportunities and a range of
short-term rental and vacation occupancy options.

4, Recognize the need to limit short-term rentals within neighborhoods to ensure
compatibility with, and ivability of, established owner-occupied neighborhoods,
while recognizing the benefits of short-term rentals in providing recreation and
employment opportunities, as well as transitional housing and business or hospital
related short stays.

5. Protect the character of the County’s established neighborhoods by limiting the
number, concentration, and scale of full-time short-term rentals in residential
neighborhoods.

6. Provide funding support for County housing developmeat initiatives to address local
affordable and workforce housing needs and increase availability of housing for
people who want to live/work in Tillamook County.

B. With the adoption of these regulations, the County finds that the transient rental of
dwetling units has the potential to be incompatible with the residential neighborhoods in
which they are sittated and to have a damaging impact on the livability of those
neighborhoods. Therefore, special regulation of dwelling units used for short-term rental,
transient or vacation occupancy, is necessary to ensure these uses will be compatible with
sarrounding residential neighborhoods and will not materiatly alter the livability of the
neighborhoods in which they are located.

C. A short-term rental license is revocable permission to operate a
short-term rental, but only as provided in this Ordinance. A license
may be terminated, revoked or not renewed if the standards of this Ordinance arg not met.
This Ordinance provides the administrative framework for certification and the operation
of short-term rentals and provides a process by which owners can appeal County
decisions related to short-term rentals.

D. The regulations in this Ordinance are not intended to permit any violation of the
provisions of any othet law or regulation. Any exemptions allowed by this Ordinance
shall not exempt the short-term rental from any other applicable requirement, regulation
or ordinance adepted by Tillamook County.

E. The requirements of this Ordinance are not “land use regulations” as defined in ORS
197.015 or 195.300(14). The regulations contained in this Ordinance arc not intended to,
nor do they, implement the Tillamook County Comprehensive Plan, the Tillamook
County Land Use Ordinance, nor do they implement any of the State-wide Planning
Goals.

F. The short-term rental use of a dwelling unit does not, in itself, require a home oceupation
permit.
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Administrative Rules. The County’s STR Administrator shall have the authority to
establish administrative procedures and regutations consistent

with the provisions of this Ordinance for the purpose of interpreting, clarifying, carrying
oul, farthering, and enlorcing the provisions of this Ordinance. A copy of such
administrative procedures and regulations shall be on file in the Office of the

County Recorder and shall be posted on the County’s website, Any such administrative
rules and regulations shall be binding upon any ovwner, operator or registrant of a short-
term rental and upon the Hearings Officer under Section .140.

Definitions. The following definitions shall apply to this Crdinance, its interpretation,

application and enforcement; otherwise, ordinary dictionary definitions shall apply unless the
context indicates otherwise.

A,

B.

! Page 3

“Adoption of this Ordinance™ means the date on which this Ordinance takes effect after
adoption by the Board of County Commissioners.

“Applicant” means an owner of a dwelling unit who applies to the County for a Short-
Term Rental License.

. “Anthorized agent” is a property management company or other entity or person who has

been designated by the property owner, in writing, to act on their behalf. The authorized
agent may or may not be the designated representative for purposes of contact for
complaints.

“Bedroom” means a room intended and permitted to be used for sleeping purposes
(ORSC R202) that has all of the following attributes:

» Light, ventilation, and heating (ORSC R303.1)

» A minimum of 70 square feet of floor space and not less than 7 feet in any horizontal
dimension (ORSC R304.1). Ifthe room is intended for overnight occupancy by more
than one person, it must have at least 50 square feet of floor area per person.

« An emergency escape and rescue epening (ORSC R310)

« A built-in closet, clothing closet organizer, armoire or similar clathing rack or
clothing storage unit.

s A smoke alarm (ORSC R314.3 item 1)

» A carbon monoxide detector (ORSC R315.3) where required.

=  All sieeping areas used as a bedroom in a shori-term rental must be permitted for that
use, and no areas may be converted to a bedroom without demonstration of
compliance with this Ordinance.

“Change of Property Ownership” means the transfer of title from onc person to another.
“Coniact Person” means the owner or the owner's designated avent for

the Short-Teom Rental,

authorized to act for the owner on_their behalll

. “County” means Tillamock County, Oregon.
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H. County STR Administrator means the Director of the Department of Community
Development vested with authority to administer, interpret and enforce the provisions of
this Ordinance, or that person’s designse.

1. “Daytime Oecupancy™ means the hours between 7:00am and 10:00pm. “Daytime
occupants” mean the guests who may occupy a shori-term rental during a daytime
occupancy,

J. “Department” means the Tillamook County Department of Community Development.

K. “Dwelling unit” means a lawfully established single unit that provides complete
independent living facilities for one or more people including permanent provisions for
living, sleeping, eating, sanitation and one cooking area. “Dwelling unit” includes a
single-family dweHing and a factory-built or manufactured dwelling that bears a valid
certification of compliance with applicable manufactured dwelling standards. For
purposes of this Ordinangg, “dwelling unit” does not include an sccessory dwelling unit e o
{ADU}, vant, recreational vehicle or similar mobile structure, or motorized vehicle | Formatted: Not Highlight
designed and built for temporary vacation use. ' oo

L. “Enforcement Officer” means the Director of the Department of Community
Development, County Building Official or their designee authorized to administer and
enforce the County’s civil ordinances and permits. Officer also includes the Tiltamook
County Sheriff, and the deputies and authorized representatives of these officials.

M. “Estate Home" means a single-family dwelling with five (5) or more bedrooms.

N. “Good Cause” forthe purposes of denial, suspension, revocation, imposition of
conditions, renewa! and reingtatement of 2 Short-Term Rental
License means (1) the Applicant, Owner or Contact Person has failed to
comply with any of the terms, conditions, or provisions of this Ordinance or any relevant
pravision of a County code, State law, or any other rule or regulation promulgated
thereunder; (2) the Applicant, Owner or Coniact Person has failed to comply with any
special conditions placed upon the Short-Term Rental License; or
(3) the Short-Term Rental has been operated in & manner that adverscly affects the public
heaith or weifare or the safety of the immediate neighborhood in which the Short-Term
Rental is located.

Q. “Good Neighbor Policy” means a policy fumished by the County STR Administrator that
summarizes general mles of conduet, consideration and respect, and includes without
limitation provisions of this Ordinance applicable to or expected of guests occupying the
Short-Term Rental.

=

" Nighttime Ogcupaney™ mieans overnight vecupancy hetween (he hours of 10:00pm _and {F';r},;gﬁeé';-ﬁoi I.-i:rghll.ght

2-00am the next day. “MNightiime occupants” means the guests who may occupy a shot-
term rental overnieht,

| Formatted: NotHighlight

P.O. “Non-transieat rental” means to rent a dwelling unit or room(s) for compensation
on 4 month-to-month or longer basts.
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QR. “Oynsite Wastewater Division” means the Onsite Wastewater Division of the Department
of Community Development.

R.S. “Onsite Wastewater Treatment System™ means any existing treatment and
dispersal system of residential wastewater.

5T1. “Qwner” means the natural person or legal entity that owns and holds legai or
equitable title to the property.

T.1. “Repistrant™ means the owner of a dwelfing unit who holds a Short-Terra Rental
License.

Uy, “Renter” means a person who rents a short-term rental or is an occupant in the
short-term rental. Renter includes the term “tenant”.

AAL “Road Authority” means the Tillamook County Public Works Department and the
Orcgon Department of Transportation (ODOT).

WX, “Road Right-of-Way™ means a public or private way that is created to provide
ingress or egress for persons to one or more properties. The terms "street", "access drive"
and "highway" for the purposes of this Ordinance shall be synonymaous with the term
"road right-of-way".

X.Y. ___ “Serious Fire or Life Safety Risk” means a building code or ordinance violation

involving those construction, protection and cccupancy features necessaty to minimize
danger to life from fire, including smoke, fomes or panic, as well as other considerations
that are essential to life safety.

Y.Z. “Short-Term Rental” ar “STR” medns the transient rental of a dwelling unit in jis
entirety for a period of 30.or fewer nights per-calendar year but does not include Hosted ,
‘Homeshare, a bed and brealfast enterprise, hotel, motel or other types of traveler’s
accommgdations for which a state license has been granted under Oregon Administrative
Rule, Chapter 333, Division 29. Shert-term rental includes advertising, offering,
operating, renting, or otherwise making available or allowing any other person to make 2
dwelling unit available for occupancy or use a dwelling unit for a rental period of 30 or
fewer nights. Short-term rental use is a type of “vacation occupancy” as defined in ORS

90.100.

Z.AA “Short-Term Rental License” means the annual

licenss required by Section .040, described in this Ordinance, and
referred to as a “ligense.”

AA.BB.  “Short-Term Rentut Hearings Officer” means the impartial judicial decision
maker appointed by the Board of County Commissioners to hear and decide any alleged
civil infraction under this ordinance and to render the County’s final decision in any civil
enforcement matter.

BB.CC. _ “Subject Property” means the property on which the short-term rental is located.
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CC.DD.  “Transfer” means a change in ownership of the property where the dwelling
licensed as a Shore-Term Rental is located that ocours after the effective date of this
ordinance. A change in ownership does not include a change in pwners on
litle resulting from death, divorce, marriage or inheritance.

DD.EE. “Transient rental” means to rent a dwelling unit for compensation on a less than a

month-to-month basis.
FF.|“Daytime” means between the hours of 7:00 am to 10:00 pm.
GG. “Overnight” means between the hours of 10:00 pm to 7:00 am the following day.

.040  Annual Short-Term Rental Liccnsc Required, Basic

Requirements for a License, No Nonconforming Use Status Conferred. No

owner of property in unincorporated Tillamook County may advertise, offer, operate, rent, or
otherwise make available or allow any other person to make available for occupancy or use a
short-term rental without a Short-Term Rental License. “Advertise or

offer” includes through any media, whether written, electronic, web-based, digital, mobile, print
media or any other form of communication.

A. License Must Be Obtained and Maintained. A Short-Term Rental

License shall be obtained, maintained and renewed as prescribed
in this Ordinance before a dwelling unit may be offered, advertised or used as a short-
term rental. A Short-Term Rental License in
unincorporated Tillamook County may be
revoked for failure to operate a short-term rental
in accordance with all requirements of the Jicense or otherwise
comply with the requirements of this Ordinance. It isa violation of this Ordinance to
operate a short-term rental without a valid license.

B. No Nonconforming Status Conferred. The fact that an owner of property or other entity
may hold a license on the date of adoption of this Ordinance, does
not confer a property right, tand use permit, or nonconforming use status under ORS
215.130 to continuc operation of a short-term rental. Operation, advertisement or
offering a dwelling unit for short-term rental use, in all cases, requires a valid
license.

C.—Cap on Number of STR Licenses In Effect for Unincorporated Communities and Properties
within City Urban Growth Boundaries. The County has established a limit on the number
of STR Licenses that can be in effect at any one time for defined residential subareas within
unincorporated Tillamook County. Ifat the time of STR application for a new STR license
there is not room within the applicable subarea cap to accommodate the new STR license,
the applicant will be placed on a waiting list and will be contacted by the STR
Administrator as soon as there is room within the applicable subarca cap to review the STR
apnlication. The STR license anplication fee shall not be collected at this time, however
the applicant shall pay a $100 fee for the County to place the applicant ona waitlist.

050  License Application and Fees
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1

A. The applicant or authorized agent shall provide and certify the following information to
be true and correct at the time of initial application and upon annual renewal of & Short-
Term Rentul License thereafter:

Page 7

1.

Cner/dpplicant Information. Applicant’s name, permanent residence address,
telephone number, and the short-term rental address and telephone number.

. Representative Information. The applicant shall provide the name, working telephone

number, address and email of the contact person {
authorized agent) who can

be contacted concerning use of the property or complaints related to the short~term
rental, as set forth in Section .070.

. Site plun and floor plan. The site plan shall be a scale drawing, which can be hand-

dravm, showing property boundaries, building footprint, location and dimensions of
parking spaces. The floor plan shall show in rongh dimensions the loeations and
dimensions of ali bedrooms in the dwelling unit or single-family dwelling.

Proof of Liability Insurance.
Proof of Garbage Service.

Proof of Access. The applicant shall provide proof of an approved road approach for
the subject property from the local road anthority, where applicable.

Notice to Neighbors. The applicant shall provide notice of use of a property as a
short-term rental to owners of neighboring properties adjacent to the rental property.
Notification can be completed by mail or distributed by hand and shall contain the
address of the rental property, the number of allowed bedrooms and maxirmum
occupancy, and the name and contact information of the owner or representative who
can respond to complaints about opetation of the short-term rental. A written
statement confirming notice to neighbors has been completed shall be submitted to
the Deparément prior to issuance of a Short-Term Rental License.

Upon issuance of a new Short-Term Rental License or npon receipt of

notification of change of the name of the contact person and/or representative
responsible for the rental, the Department of Community Development shall provide
notice to all properties within 150-feet of the rental property within 30 days of
issnance of a new or updated licensc.

8. Documentation of Compliance with Operational Standards. To be deemed complete,

an application shall include documentation that the shori-term rental meets the
operational standards in Sections .00 and .100.

Tillamook County STR Ordinance Draft 3-7-4-3-5-02023May 17, 2023




9. Transient Lodging Tax Registration. Evidence of transient lodging tax registration
with the County for the short-term rental.

10. Executed Indemnification and Hold Harmless Agreement. An agreement on a form
furnished by the Department of Community Development staling that the property
owner agrees to indemnify, save, protect, hold harmless, and defend Tillamook
County, individually and collectively, and the County’s representatives, officers,
officials, employces, agents and volunteers from any and all claims, demands,
liabilities, or costs at any time recetved, incurred, or acerued as a result of, or arising,
out of the Owner’s actions or inaction in the operation, ocoupancy, use, and/or
maintenance of the property.

11. Such other information as the County’s STR Administrator deems reasonably
necessary to administer this Ordinance.

B. Inspections. The applicant shall specificaily acknowledge and grant permission for the
County’s STR Administrator to perform an inspection of the short-term rental.

1, The County’s STR Administrator may conduct a site visit upon an application for a
Short-Term Rental Licensg or
renewal to confirm the number of bedrooms stated on the application, the number,
location, availability and usability of off-street parking spaces, and compliance with
all other application and operational requirements of this Crdinance. The site visit
will be coordinated with the applicant, conducted during normal business hours,
and with reasonable notice.

The County’s STR Administrator may visit and inspect the site of 2 shori-term rental
at any time during the operation of the short-term rental to ensure compliance with all
applicable regulations, during normal business hours, and with reasonable notice and
other procedural safegnards as necessary. Violations of this Ordinance shatl be i
processed in accordance with Section .120. _ - | Formatted: Not Highlight

L

C. Incomplete Application. Tf a short-term rental application does not include all
required information and documentation, the application will be considered incomplete
and the County will notify the applicant, in writing, explaining the deficiencics. If the
applicant provides the missing required information within 21 calendar days of the date
of the incomplete notice, the application will be reviewed. If the applicant does not
provide the required information within 21 days of notice, the applicatdon will be deemed
null and
void.

D. Licenging Fees, The fee Tor application fora
Shori-Term Repntal License or Heense renewal shall be as
established by resolution of the Board of Commissioners, but shall not be less than the
following amounts:
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Page 9

1. Application fee of not less than $400, consisting of an application fee and an
inspection fee.

2. An annual renewal fee of not less than $300.
If the property fails the initial inspection or fails the required every 3-year inspection,

an additional follow-up inspection fee of $100 is required for cach follow-up
inspeetion.

W

4. Any alteration to an existing Short-Term Rental License shall
be subject to a review fee of not less than $100. Alterations

requiring a reinspection of the STR shall also be subject to a $100 reinspection

Term of Annual License and Renewal

. Term. A Short-Term Rental License is valid for

one year (12 months) and shall automatically expire if not renewed on or before the
anniversary date of each ensuing year. If the contact person (authorized agent)
changes during the 12-month period,

the property owner, or authorized agent shail notify the County in writing of

the change_within thirty {30) days of the change and provide all new contact and tax
payment information._Change of contact person is an zlteration to an existing Short-
Term Rental License and shall be subject to a fee of not less than $100,

Transferability of STR Licenses. Any STR License existing at the time_ ol adoption of this
Ordinance 13 gligible for one (1} transfer

to another person or

entity, _The current license holder or authorized agent shall notify the STR
Administrator of the change in property ownership within sixty (601 days of the change.
All subsequent changes in property, ownership shall require a new STR License subject to
then-current ordinance provisions.

Licenses issued after the adoption of this Ordinance are not transierable when property
ownership changes,

Application Required and Burden for Application Approval and
License Renewal

. Application Required. Applications for a Short-Term Rental

License be on forms provided by the County, demonstrating the application meets
the standards required by this Ordinance.

. Burden of Progf. The applicant has the burden of proof to demonstrate compliance with

each applicable criterion for initial appraval or annual renewal of the Short-Term Rental
License. The approval criteria also operate as continuing code
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compliance obligations of the owner/contact person. County staff may verify evidence
submitted and statements made in support of an application, and the epplicant shall
cooperate fully in any such inquiries. For the initial application renewal every three years
thereafter, the applicant must also comply with the requirements of Subsection .030.

C. Responsibility. The applicant shall certify that all information provided is comrect and
truthfal. It is the applicant’s responsibility to assure that the short-term rental is and
remains in compliance with all applicable codes regarding fire, building, health and
safety regulations, and all other relevant laws,

D. Parking. Proof of required off-street parking shall be required as follows:

1.

Page 10

One (1) all-weather trave! surface parking space shall be provided for every bedroom
in the dwelling unit. If a garage is used to meet the parking requirement, a photo of
the interior of the garage shall be submitted at the time of application and

renewal to show the garage is available and large enough for vehicle

parking. All required parking shall be on-site (off-street) except as follows:

a. Required parking may be permitted on ancther or different property within
500 feet of the subject property with a legally binding shared parking
agreement or proof of legal parking access that remains valid for the length of
time the subject property has a Short-Term Rental
License.

b. Up to two (2) required parking spaces may be satisfied with on-street parking
provided on-street parking is within 100-feet of the subject property
boundaries and authorized by the Tillamook County Public Works
Department. On-street parking spaces shall be 2 minimum size of 8-feet by
20-feet each. On-street parking proposals shall be reviewed by the Tillamook
County Public Works Department. Written autharization of the parking
spaces shall be submitted to the Department at the time of application
submittal.

c. Designated parking is available for guests within 2 private development where
authorization for use of parking in conjunction with a STR has been granted
by the development Homeowner’s Association (HOA). Written authorization
from the HOA confirming use of off-site parking shall be submitted to the
Department at the time of application submittal. The mumber and location of
parking spaces anthorized 1o be utilized in conjunction with the STR shall be
included in the written authorization.

Each off-street parking space shall be a minimum of 8-feet by 16-feet and configured
in 2 manner that ensures parking spaces are accommodated within the property
boundaries.

o STR property shall have more than six (6) parking spaces total for overnight

auests. Two (2) additional parking spaces may be allowed for daytime guests.
Parking shall not, under any circurnstances, hinder the path of any emergency vehicle.

Tillamook County STR Ordinance Draft 3-7-4-3-5-920230May 17, 2023




4. Access to approved parking spaces shall be designed to limit access onto the property
through the defined road approach. Alterations to the road approach for purposes of
off-street parking is subject to review and approval by the local road authority.

5. A parking diagram of the approved parking spaces shall be provided to renters and
shall be posted in a prominent location within the short-term rental dwelling
unit. The contact person shall direct renters to the parking diagram for the rental
property to ensure use of off-street parking are priovitized when using the short-term
rental.

E. Transient Lodging Tax Compliance. The property owner shall be in compliance with
Tillamook County Transient Lodging Tax Ordinances 74 (as amended) and 75 (as
amended) and subject to the Tax Administrator’s authority provided therein.

approval, license renewal, or maintaing
license, an applicant must demonstrate with a preponderance of credible relevant
evidence that all of the fequircments and standards in Section .080 are satisfied.

G. Initial and Every Third Yew Renewal Inspections. To merit approval of an initial (first
vear) Short-Term Rental License following adoption of this
Ordinance and at the time of renewal request every third year thereafter, the applicant
rust obtain and provide to the County evidence of the satisfactory inspections described
in Section .090.

080  Operational Requirements and Standards far Short-Term Rentals. To gualify lo
obtain or retain a license, the contact person and the short-term rental

must comply with the following operational requirements and standards. Failure to comply
conld be grounds for denial, non-renewal or revocation of a Short-Term Rental

License.

A Maximum Oceupancy. The taximum nightnme occupancy for a short-ierm
rental shall be limited to two (2) persons per bedroom plus two (2) additional persons.
For cxample, a two-bedroom short-term rental is permitted a maximum
nighttime occupancy of six (6) people phis up to three
(3) children, age 12 or under, to oceupy the short-term rental in addition to the maximum
number of occupants otherwise provided in this Subsection. The nueber of bedrooms of
a short-term rental shall be verified at the time of license renewal and upon physical
inspection of the short-term rental

B. Reuardless of the number of bedroowss, the maximum pightiime oceupancy
of an STR shall not exceed 10 (ten) persons

plus three (3) children aged twelve {12) and under.

C. The owner of an Estate Home shall be exempt from subsection (B) of this section
and is allowed a maximum nighttime eccupancy of up to fourteen (14) persons plus up to
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and is allowed a maximum nighttime oceupancy of yp o fourteen (14) persons plus yp
three (3) children, ags 12 or under, to occupy the short-term rental.

D. The maximum daytime occupancy for any short-term rental shall be limited to the
nighttimae maximum oceupancy plus six (6) additional people. Far example, 2
two-bedroom dwelling unit is permitted for a maximum daytime occapancy of twelve
(12) people,

E. Off-sireet Parking Spuces Required. Ons (1) off-street vehicle parking space is required
per bedroom in accordance with Section 070 of this Ordinance. Al of the required
notices and placards required by this Ordinance shall require the renters to park on-site
and to not park on the strest, even if on-street parking is otherwise available. The
property owner of a short-term reatal may contract-with owners of other property
within 500 feet of the perimeter of the rental property and enter into a shared parking
agreement o accommodate no more than two (2) parking spaces to satisfy this
requirement. Where licensing relies on contractual off-site
parking errangements, the property owner shail provide proof of availability in the form
of a legally binding contract for the off-stieet parking for the duration of time the rental
property has a Short-Term Remtal License.

F. Noise. Use of any radio receiver, musical instrument, phonograph, loudspealer, sound
amplifier, or device for the producing or reproducing of sound shali be done it a reanner
that doos not result in unteasonable or unreasonably sustained noise beyond the property
lines of the subject property where the short-term rental is located. Complaints of
unreasonable or unreasonably sustained noise shall be responded to within 30 minutes of
receipt of the complaint by the contact person for the short-term rental. Failure to
respond shall be considered a violation of this ordinance and subject to the provisions of
Section .130.

G. Quiet Hours. The hows of 10:00p.m. to 7:00a,m. the following day are quiet hours, and
there shall be no amplified music or unreasonable noise during quiet hours that can be
heard beyond the propetty boundaries of the short-terra rental property. Noise
complaints during quiet-hours shall be responded to within 30 minutes of receipt of the
complaint by the contack person for the short-term rental. Failure to respond shall be
considered a violation of this ordinance and subject to the provisions of Section 130.

H. Zoning Compliance. The property shall be in compliance with zll applicable County
zoning requirements and any development permits related to the subject property. If the
property owner claims any sort of non-conforming use status for any aspect of the
property ot structures thereon, the property owner shall obtain a nonconforming use
~verification for those aspects through an appropriate land use decision making process.
Tn no event shall this Ordinance be construed as a land use or development regulation,
nor does prior operation of a short-term rental give rise to 2 nonconforming use right
under the County’s land use ordinance.

1. No unpermitted improvements or bedrooms. All electrical, structural, plumbing, venting,
mechanical and other improvements made to a licensed short-term rental shall
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be fully permitted. Eleotrical work shall be performed by a State or Oregon licensed
clectrician._Any sleeping area used as a bedroom shall be inspected and permitted in
accordance with the provisions of this Otdinance. Areas not approved foruseas a
bedroom shall be locked and secured as deemed appropriate by the STR Administrator,
and shall not b utilized as part of the short-term rental. Argas not approved foruse as a
bedroom shall not be inciuded in the maxinwm ecoypaney caleulation for the short-term
rental. The contact person shall notify every renter. in writing, that the non-compliant
bedroom may not be used for sleepine,

Contact Information. Each registrant shall provide the name and contact information of a
contact person that will be available to be contacted about use of the short-term rental
during and after business hours and on weekends (24 hours 2 day, 7 days a week). The
contact person shall respond/answer imtrediately to a phonc call complaint about
operation of the short-term rental and must be able to arrive on site at the short-term
rental within 30 minutes if a phone call isnotsufficient to remedy all alleged operational
problems. The registrant may change the contact person from time to time during the
term of liceysing, but only by revising the Jicense

information with the County at least 14 days prior to the change’s effective date, except
when the failure to do so is beyond the registrant’s control. Failure to maintain current
and correct contact information for the contact person with the Comnty, failurc of the
contact person to respond immediately to a telephone call complaint, or failure to atrive
at the property withir: 20 minutes of being summoned shall be a violation of this
Ordinance.

. Fire and Life Safety. A completed checklist for fire safety (fire extinguishers, smoke

alarms, carbon monoxide detectors, ete.) shall be required with cach annual short-term

rental Jicense application and renewal. The contact person shatl be | Formatted: Not Highlight

responsible for completing the fire safety checklist as part of the repewat process to
ensure conttinued compliance.

A copy of the signed fire sefety checklistshall be submiyed o the

Depariment prior to issuance,or rengwal of a Short-Term Rental

Ligense and may require further demonstration or proof for a renewal at the
County STR Administrator’s discretion.

1. At least one functioning fire extinguisher shall be accessibly located within the shozt-
term rental dwelling unit. Extinguisher must be in a visible and placed in a secured
location to ensure it is accessible to renters at all times.

2. All clectrical outlets and light switches shall have face plates.

3. The electrical panel shall have afl circuits labeled.

4. Ground Fauil Cireuil Interrupter (GFCY) protected receplacles shall be provided a
outdoor locations and at kitchen and bathroom sinks.

5. Smoke detectors shail be placed and maintained in each bedroom. outside cach
Sinoke detectors shall be placed and maintained in each bedroom. outside each
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Simoke detectors shall be plaged and maigtained in each bedroom. oulside each
bedroom in its immediate vicinity and in each additonal storv and bascrent without
a bedroom.

6. A carbon monoxide detector/falarm device shall be placed and maintained in each
bedroom and within 15 feet cutside of each bedroom door.

7. All fireplaces, fireplace insexts, and other fuel burning heat seurces shall be properly
installed and vented.

8. All interior and exterior stairways with 4 or more steps and that are attached to the
structure, shall be equipped with a handrail.

—All interior and exterior guardrails, such as deck railings, shall be able to withsland a
200-pound impact force.

10, Exterior hot tbs shall have adequate structural support and shall have g jocking cover
or other barrier to adequately prafect apainst potential drowning when a hot tub is not
available for permissive use.

11. Exterior lighting shalj be directed.in a downward direction to provent stare onto

12. The house number shalt be prominently displayed and maintained, and be visible
from the street,

L. Emergency Escape and Rescuc Openings for bedrooms:

1._Far all dwelling units constructed after the adoption of this Ordinance, every bedroom
shall have at least one operable emergency escape and rescue opening. Sill height
chall not be more than 44 inches abave the floor. Openings shall open directly into a
public way or to a yard or court that opens to a public way. Minimum net clear
opening at grade floor openings shall be § sguare feet and 5 .7 square feet at upper

floors. Minimum net clear height is 24 inches and net clear width is 20 inches.

2. For alt dwelling units constructed prior to the adoption of this Ordinance, every
| bedroom shall have at least one operable emergency escape and rescue
opening that has been inspected and approved by the Tillamook County Building
Official pursuant to the currently-adopted Oregon Residential Specialty Code.

M.2. Solid Waste Collection —minimim service requirements. The propesty owner shall
subscribe to and pay for weekly solid waste collection service by the local franchise
hasler with assisied pick-up pravided by the franchise. For the purposes of this section,
assisted picle-up means the collection driver retrieves the cart from the driveway, rolls it
out for service, and then places it back in its original location. The owner shall provide
garbage containers with secureble covers in compliance with franchise requirements that
ensure the collected solid waste is not susceptible to wildlife intrusion and weather
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clements. All placards and notices to renters shall include the requirement that renters
shall dispose of all household garbage in the containers and keep them covered/secured.
Garbage, recycling or any other waste produets shall not be placed outside of designated
carts/cans.

I N3 Interior Mandatory Postings. Mandatory postings issued by the County (or & copy
thereof) for the shott-term rental shall be displayed in a prominent location within the

| interior of the dwelling unit adjacent to the front door, Mandatory postings include the
following:.

1. The Shor-Term Rental License registration number to confirm a leense
hes been issued by Tillamook County, with the date of expiration. The
license shall include the foliowing information:

a. The number of bedrooms and maximum occupancy permitied for the
short-term rental;

b, The number of approved parking spaces;

c. Any required information and conditions specific to the Short-Term
Rental License;

d. The non-emergency telephone number for the County’s STR Hotline in
the event of any problems at, or complaints about, the short-term rental.

I 2, For those properties located within a tsunami inundation zone, a copy of an Oregon
Department of Geology and Mineral Industries (DOGAMTI) Tsunami Evacuation
Brochure shall be posted in a visible Iocation as close as possible to the main entrance
of the shori-term rentaf. The brochure shall be furnished by the Tillarnook
County Department of Community Development at the time of Short-
Term Rental License jssuance and renewal.

3._Good Neighbor Policy and Guidelines. The proporty owner and contact person
shall acknowiedge the County®s Good Neighbor Policy, shall post them in every
shott-term rental.

| 0.4, Exterior Mandatory Posting. Exterior signage shall be installed outside of the dwelling
it and shall be of adequate siz¢ so that the following required information on the
exterior sign is easily read from the road right-of-way:

1. The Short-Term Rental License registration nuraber to confirm a
license has been issued by Tillameook County, with the date of expiration;

2

The non-emergency telephone number for the County’s STR Hotline in the event
of any problems al, or complaints about, the shori-term reatal;

3. The property address;
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4. The name of the contact person (or entity) and 2 telephone number (optiona).

P2, No recreational vehicle, vurt, travel trailer, or tent or other temporary shelter shall be
used 45 or in conjunction with a short-term rental. No occupancy of a parked vehicle,
tncluding a yecreational vebicle is permitted in conjunction with a short-term rental.

Qb No Accessory Dwelling Unit (ADU) penmitted after the date of edoption of this
Ordinance shall be uscd a5 a short-term rental or in conjunstion with a short-term rental.

090  Additional Inspections Required. To merit approval of an initial (first year) Shori-
Tesm Rental License following edoption of this Ordinance and for

renewal every third year thereafter, the applicant shall obtain the following inspections and a
satisfactary report for each and pay any fee(s) that may be required to obtain the inspection and
TepoTL:

A. Inspection Required. The owner of the short-term rental dwelling unit shall obtain an
inspeetion by the local building inspector to inspect the dwelling unit and determine that
the dwelling unit meets current requirements of the, International Building Code,
including compliance with applicable fire and life safety code requirements for
occupancy of the dwelling unit as a short-term rental. Inspection shall also confitm there
have been no unpermitted improvements, modifications or additions to the dwelling unit.
The inspection and certification shall include compliance with clectrical, structoral, and
ventilation requirements, A. Short-Term Rental License shall be
hot issued until the short-term rental passes inspection by the County Building Inspector,

B. Reinspection Requiremenis. In any case where an inspection is not approved by the
County Building Inspector, the County Building Inspector shall allow thirty (30) days for
minor repairs or sixty (60) days for major repairs, at the completion of which the owner
or suthorized agent must call the Tillamook County Department of Community
Development for a re-inspection. The re-inspection fee adopted in the Community
Development fee schedule shall apply. IF the repairs identified in the original inspection
are not rectified at the time of re-inspeetion and within the specified timeframe, the
application shall be invalidated, and the property owner must reapply and pay
the requisite application and inspection fees.

C. On-site Septic System Inspection. Unless the dwelling vnit is served by a public or
community sanitary sewer system, the existing on-site wastewater treatment system
(system) must be capable of handling the wastewater flows expected to be generated
based on the atlowed number of bedrooms in the dwelling unit and the maximum number
of accupants. Demonsixation of svstem adequacy is required at the time of STR

application submittal.

1. Ifthe system was installed morg than five {3) vears from the time of STR application
submuittal, the property owner shafl obtain an Authorization Notice (AN) from the
Department Onsite Wastewater Division, Tncluded in the authorization must be
information to allow 2 caleulation of the number of allowed bedrooms based on the
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capacity of the septic system. Final determination of the capacity and suitability of
the septic system shall be made by the Onsite Environmental Program Manager (or
their designee) and will share the determination with the County STR
Administrator, An ESER (Existing System Evaluation Repor() mecting these
standards and conducted within five (5) years of the date of the Short-

Term Rentg] application or renewal may be submitted to fulfill this requirement.

1f the Onsite Environmental Program Manager identifies any deficiencies in the
system, the property owner shall cure/correct the deficiencies within 60 days of the
date of review ol an ESER or AN, or within the specified timeframe for

completion of the reinspection as specified in subsection B ahove, whichever occurs
first. A Short=Ternn Rental License shall not be issued

under this section unti] after repairs are made and approved by the County.

If the ownet fails to cute the deficiencies within the time required,

the Short=Term Rental application shall be denied.

The initial AN or ESER for an existing short-tetm rental is required in accordance
with a phasing plan adopted by the County, but no later than December 31,

2024. After an initial AN or ESER is obtained, the property owner shall thereafier
be required to conduct periodic maintenance of the system, undertaken by a DEQ
authorized contractor, which at a minimum shall include inspection of the system
(and 1 needed, pumping or Tepairs) prior to renewal of the Short-Term Rental
License. The Onsitc Wastewater Divisfon is the delegated

anthority to detepnine the periodic maintenance requirements specific to the

types of systems in use, including the intervals at which the maintenance will be
required. These requirements shall be made available to the public,
registranis/property owners and DEQ authorized contraclors. The required report on
maintenance shall be providéd to the Onsite Waste Division for review in a format as
developed by the Division. The report shall be required before the gwner can renew
certification of the dwelling unit.

100  Additional Requirements and Prohibitions. The following are on-going requirements
for the operation of all STRs in the Unincorporated Tillamook County.

A. Advertising and Short-Term Rental License Registration Nuinber. The property owner or
contact person shail put the annual registration number on all advertisements for the
specific property wherever it is advertised for rent.

B. Complaints.

1

Page 17

Response to Complaints. The contact person shall respond to neighborhood questions,
concetns, or complaints in a reasonably timely manner dependiog on the
circumstances and shall ensure to {he best of their ability that the reaters and guesis of
the short-term rental do not create unreasonable noise disturbances, engage in
disorderly conduet, or violate the provisions of local ordinances or any state law.
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2. STR Hotline. The contact person shall respond by telephone within thirty (30} mainutes

to complaints from or through the Hotline and shall respond in-person within thirty
(30) minutes to any additional or successive complains regarding the condition,
operation, or conduct of occupants of the short-term rental. Unresolved complaints
shall result in an immediate violation of this Ordinance.

Record of Response. The property owner or contact person shall maintain a record of
complaints and the actions taken in responsc to the complaiat, if relevant, in an
electronic or writien manner deemed reasonable to document the interaction. This
record shall be made availabie for County inspection upon request to investigate all
complaints.

C. Inspection. Upon application for a Short-Term Rental License, all
shori-term rentals shall be subject to inspection by the County STR Administrator for
compliance with this section.

1.

“The County’s STR Administrator may conduct a site visit upon an application for
operation of a short-term rental to confirm the mitnber of bedrooms (as defined by
this Ordinance) stated on the application and the number, location and availability
and usability of off-strect parking spaces. The site visit will be coordinated with the
applicant or contact person, shall be conducted during the normal business hours, and
with reasonable notice.

'The County’s STR Administrator may visit and inspect the site of a short-term rental
to ensure compliance with all applicable regulations, during normal business hours,
and with feasonable notice and other procedural safeguards as necessary. Code
violations shall be processed in accordance with Section .120 and the County’s Civil
Enforcement procedures.

D. Specific Prohibitions. The following activities are prohibited on the premises of a short-
term rental during periods of transient rental:

1.

3.
4,

110

Events. Events and activities that exceed maximum overnighit or daytime occupancy
limits,

Events and activitics for which a Temporary Use Permit is required and has not beea
issued.

Unattended barking dogs.

Activities that exceed noise limitations contaited in this Ordinance.

fmplementation of this Ordinance and Application to Short-Term Rentals

Licensed on the Date of its Adoption. All new/initial Short-Term

Rental Licenscs issucd after the date this Ordinance is adopted shalt

implement and comply with all provisions in this Ordinance. This section shall govern the
implementation and applicability of this Ordinance to short-term rentals that are lawfully

Page 18
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established, licensed and operating on the date of adoption of this Ordinance (Lawful Pre-
Existing Short-Term Rentals).

120 Violations. Tn addition to corplaints related to nuisance and naise and other violations
of ordinances the Tillamook County Code, the following conduct constitutes a violation of this
Ordinance and is a civil infraction:

A. The discovery of material misstatements or providing of false information in the
application or renewal process for a Short-term Rental License,

B. Representing, advertising or holding-out a dwelling unit as available for occupancy or
rent as a short-term rental where the owner does not hold a valid Short-Term Rental
Liccnsg issued under this Ordinance.

C. Advertising or renting a short-terro rental in & manner that does not comply with the
standards of this Ordinance.

D. Failure to comply with the substantive or operational standards in Sections .080, .090,
.100 or any conditions attached to a particular Short-Term Rental
License.

130  Penalties.

A. In addition to the fines and revocation procedures described in this Ordinance, any person
or property owner who uses, or aflows the use of, or advertises, the property in violation
of this Ordinanee is subject to the enforcement authority of the STR Administrator.

B. Each 24-hour period in which a dwelling unit is used, or advertised, in viclation of this
Ordinancs or any other requirgment or prohibition of the Tillemook County Code shall be
considered a separate ocewrrence and separate violation for calculation of the following
fines:

1. The first occurrence of one or more viclation(s) will incur a warning with no
monetary penalfy.

2 A second occurrenee of onc or more violation(s) within a 12-month period is subject
1o a fine up to $250 per violation.

3. A third occurrence and ali subsequent oceurrences of ﬁolaﬁon(s) within a 12-month
period shall be subject to a fine up to $500 per violation.

C. Revocation & Suspension. The following actions are grounds for immediate revocation or
suspension of a Short-Term Rental License and cessation of use
of the dwelling unit for short-term tenancy:

1. Failure to renew a Short-Term Rental License as required by
Section .060 while continuing to operate a short-term rental,
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140

2. Three (3} or more verified violations of any local ordinance, staie of federal
repuiption within a 12-month period.

3. The discovery of material misstaternents or that the licensc application
included false information for 2 Short-Term Rental License or
renewal shall be grounds for immediate revocation of the license.

4. Such other violations of this Ordinance of sufficient severity in the reasonable
judgment of the STR. Administrator, so as to provide reasonable grounds for
immediate revocation of the Jicensa. '

5. _Upon an emergency suspension or revocation of a Short-Term Rental
License deemed necessary by the STR Administrator for public health
and/or safety reasons, short-term rental activity sholl cease immediately. If
suspended, the short-term rental shall not be rented or used as a short-term rental until
the emergency that exists has been resolved to the satisfaction of'the STR
Administrator.

. Natice of Decision, Appeal/Stay. If the property owrer is fined or 2 Short=Term Rental

License is revoked as provided in this section, the 8TR

Administeator shall send written notice of such action to the property owner stating the
basis for the decision. The notice shall include information about the right to appeal the
decision and the procedure for filing an appeal. The property owner may appeal the STR
Administrator’s decision under the procedures in Section .140.

Appeals of County Decisions Regarding Short-Term Rentals. Any decision by the
County approving, denying, revoking or sanctioning a Short-Term Rental
License may be challenged, ifat all, only pursuant to this section.

. Filing Reguiremenis — Notice. The property owner or authorized agent may appeal a

decision to approve, renew, deny or revoke & Short-Term Rental License.

. Autharity to Decide Appeal. The STR Hearings Officer shall be responsible for deciding

all appeals under this Ordinance.

. Time for Filing. A property owner or authorized agent shall file a written notice of

appeal, inciuding 2 written description of the legal basis for the appeal, na later than 14
calendar days after the license application, licensc renewal or

other determination being appealed was issued. This requirement is jurisdictional, and
late filings shall not be accepted.

. Fee for Appeal. The County shall establish fee for filing_and appeal

hearing of not less than $500 under this section, payment of which shallbe a
jurisdictional requirement.
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E. Procedures. The County's STR Administrator may establish administrative procedures to
implement the appeal process provided in this section, including any required forms, The
STR Administrator may adopt procedures for hearings not in conflict with this section,
including but not limited to time limitations on oral testimony and on written argument.

F. Hearing, Within 35 days of receiving the notice of appeal, the STR Administrator shall
schedule 2 hearing on the appeal before the STR Hearings Officer. At the hearing, the
appellant shall have the opportunity to present evidence and arguments as may be
relevant.

G. The Record on Appeal. The STR Hearings Officer’s decision shall be based upon the
record, which shall inglude all written documents assooiated with the fle that is the
subject of the appeal, inchuding all Transient Lodging Tax records, complaints about the
short-term rental operation.

H. Standard of Review and Decision. The STR Hearings Officer shall determine whether the
County’s decision was based on a preponderance of the evidence or the correct
interpretation of the requirernents of this Ordinance. A decision of the STR Hearings
Officer shall be based on the evidence in the record and be issued in writing within 30
days after the record oloses. The STR Hearings Officer may uphold the Counly’s
decision, uphold the decision with tnodifications or reverse the County’s decision. Ifthe
STR Hearings Officer upholds a decision to revoke the Short-Ferm Rental
License, the Hearings Officer shall order the property owncr to discontinuc
pperation of the dwelling unit as a short-term rental immediately. If the Hearings Officer
reverses a decision to reveke the Short-Term Rental License,
operation of the short-term rental may continue under the Short-Term Rental
License.

1. Finality. The STR Hearings Officer’s decision shall be final on the date the decision is
mailed to the appellant. The STR Hearings Officer’s decision is the County’s final
decision on the matter and is appeatable only by writ of review to Tillamook County
Circuit Court.

150 Severability. If any section, subsection or provision of this Ordinance is declared by 2

court of competent jurisdiction to be unlawfud, preempted or unenforceable , that declaration
shall not affect the validity and enforceability of the remaining sections.
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Lynn Tone

R R MR
From: Public Comments
Sent: Monday, May 22, 2023 1:43 PM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Ordinance 84 comment
Importance: High

From: Jean Sandlin <sandlinl@mac.com>

Sent: Monday, May 22, 2023 1:32 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Ordinance 84 comment

Importance: High

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

RE: Exemption needed for Proposal Rock Inn and Neskowin Lodge in revised ordinance #84
Thank you for the work that has been done to date revising Ordinance #84.

Although we agree that the ordinance is in need of review and appreciate homeowners in residential neighborhoods
who have concerns re: short term rentals, there is one important area that is not addressed and it is a revision that both
sides are likely to agree.

The Problem: The Proposal Rock Inn and Neskowin Lodge properties in Neskowin are zoned NESK-C commercial. When
one property manager managed the individual units as a single property, all units were covered under one permit.
However, now that individual owners can seek their own property managers, each individual unit must have its own STR
permit. If the County puts blanket caps on STR permits, that would impact the lodge and inn areas - which are designed
to be used in this manner.

The Solution: Exempt properties located in areas zoned Nesk C - commercial from the cap, and allow all the Neskowin
Lodge and Proposal Rock properties to access and maintain STR permits if the individual units meet the county’s safety
guidelines.

This approach would still foster new income for the county, since the STR permits would still be required (and wouid
have to be purchased annually), keep visitors safe, and it would give both the County and Neskowin an economic boost
by being able to host tourists.

Thank you for your consideration as you make revisions to Ordinance #84.
Jean and Ernie Sandiin

48988 Highway 101 S, #131
Neskowin, OR



To: Tillamook Board of County Commissioners

We are generally supportive of most of the requirements that are included in Tillamook County's draft
short term rental (STR) ordinance, particularly those pertaining to safety, noise, parking, and garbage.
However, we request that condominium properties such as the Breakers and Pacific Sands in Neskowin
be grandfathered from some requirements, such as STR permits being capped or being limited to only
one ownership transfer. We are puzzled how properties that were specially designed for and have
always been STR properties for decades can suddenly be contributing to livability issues. These
condominiums are set aside from the main roads with off-street parking and separate grounds for the
guests and owners. Until recently most were managed with live in- managers.

We have attached a brochure from the 1970's that illustrates that the Breakers has always been a
complex of townhomes available for vacation rentals. The Breakers has a fifty-year history of STR's and
other condominiums in Neskowin have an even longer STR history. Please consider exempting these
types of condominium properties that have always been used as STR’s from some of the permit
requirements.

Sincereiy Kathy Hamel and Peter Birch (our family has a 46-year history of owning Breakers unit #9)

THE
BREAKERS

Enjoy a week or a weekend on the
beautiful Oregon Coast at the
Breakers, Neskowin, Oregon . . .
15 minutes north of Lincoln City.

0 GoX . . . iwo 9-hole courses
[ Beachcombing
[0 Bicycling & Horseback
Riding
[0 Surfing & Swimming
O Coffee Shop . . . Lounge and
Restauvrant within watking
distance
0O 15 minutes from the shops
and restaurants of Lincoln
City
O 11 Complete Condominizm
units , . . right on the beach
3 Bedrooms (sleeping accom-
modations vary in each unit)
2 Full Bathrooms
Kikchen Facllities {including
dishwasher, cooking and
ealing utensils)
Color TV
Fireplace (with daily delivery
of firewood)
Full picture window and deck
views of the ccean

The Breakers
Neskowin, Orzgon » (503) 3923447
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The Breakers p.0. Box 837, Neskowin, Oregon 97149 (503} 392.3417

| would like to reserve

unitfs) for

mights beginning

Name No. in parly Unit requested
Address Cily State Zip
Home Phone. Busii Phone

Anproximate arrlval time.

Enclosed in a check for §

for the firsl night’s lodging,

Sorry, no credit cards, Rate $45.00 per night, 4 people / $3.00 per person over 4.



Lvnn Tone

L MR .
From: Public Comments
Sent: Thursday, May 18, 2023 1:18 PM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW:; EXTERNAL: STRs in Neskowin

From: Lisa Barher <proposairockinn322 @gmail.com:>

Sent: Thursday, May 18, 2023 1:04 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: STRs in Neskowin

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

We own a unit in Proposal Rock Inn in Neskowin. When we purchased in 2019, the units were managed by the team in
the office. That has changed.

| grew up with a house in Neskowin and consider this a very important part of my life. | was married by Proposal Rock.
My parents eventually sold our house on the 2nd tee - the house with the bunkhouse.

My family was key to the start of the 4th of July parade (and renaming it to a walkabout), the first flag raising, the
fireworks, and all that we associate with the 4th of July. | have never missed the 4th of July in Neskowin. Finally my
husband and | were able to purchase our place in 2019. We rely on STR income to keep our place as we don't live close
enough to use it as much as we'd like. Many STR owners are embedded deeply in this town, not every one is here for the
income.

| understand the concerns with the larger STRs but feel those issues are not relevant to PRI, We have managed our STR
for years, have never had any complaints or damage from guests. We have ample parking, garbage management, and
never seem to attract noisy guests. For our unit, we choose to offer one night stays. More work for us but a valuable
benefit to people traveling through our beautiful town.

| fear limiting STRs in PRI related to being in the commercial zone would be detrimental to Neskowin, local business, and
limit others from enjoying and discovering this very special town.

Thank you for listening
Lisa Barber/ Mark Clemens. PRI 322

Smile! It makes people wonder what you've been up to!



Hnn Tone

- T

From: Tillamook County OR <tillamookcounty-or@municodeweb.com>
Sent: Tuesday, May 23, 2023 12:38 PM

To: Lynn Tone

Subject: EXTERNAL: [Lynn Tone] str

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

deb darar (darrsbeachcottage @msn.com) sent a message using the contact form at https://www.co.tillamook.or.us/.

helo.. we are unable to attend the upcoming meeting regarding our property @ 4440 MxMinville St in Neskowin
however we have plenty to comment about the preposed ordinance # 84- many of the suggested acts are an
infringement on OUR rights as property owners. We feel there are many "full time" property owners who resent the fact
that some of us need to rent our places and we speaking for ourselves "police" our rentals and have entrusted an agency
to follow our wishes for the rental of our"STR"... WE PAY all the taxes and increasing , permits, and any other costs that
occur with this property. What gives a committee the right to dictate HOW our property is managed WHEN it has not
effected them? We have had other residence both STR and Full time owners voice harsh words about how some of
these full time owners have told them how they should landscape, paint, or maintain THEIR property. Since as
mentioned we cannot make the upcoming meeting we would appreciate a respond to this letter,



Lynn Tone

From: Christopher Beach <beachworks2@gmail.com:>
Sent: Thursday, May 18, 2023 9:52 AM

To: Lynn Tone

Subject: EXTERNAL: STR comments

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

1.

Disruption to communities: One of my primary concerns is the disruption caused by transient
visitors in my residential neighborhoods. The frequent turnover of short-term renters leads to
increased noise, safety concerns, and a lack of community cohesion. It also creates a sense of
instability as neighborhoods experience fluctuations in occupancy and unfamiliar faces.
Housing affordability: The rise of short-term rentals reduces the availability of long-term
rental housing options, thereby driving up rental prices. Property owners find it more profitable
to rent their properties on a short-term basis to tourists rather than offering them to local
residents on a long-term basis. This reduced housing stock can exacerbate affordability issues,
particularly in a community with high demand and limited supply.

Impact on local economy: Short-term rentals can negatively impact the local economy. When
properties are taken off the long-term rental market in favor of short-term rentals, it reduces
the housing options available for local workers and contributes to labor shortages.
Additionally, if the profits from short-term rentals flow out of the local community (e.g., to
absentee landlords or large corporate entities), it limits the economic benefits for local
businesses and residents.

Regulatory concerns: The need for appropriate regulations to address issues related to short-
term rentals is foremost. Without proper oversight, short-term rentals will lead to zoning
violations, safety hazards, and non-compliance with tax regulations. The lack of regulations
creates unfair competition for traditional lodging providers, such as hotels, who are subject to
more stringent requirements. My concern is the negative effect of short-term rentals on the
character of our neighborhood and others. The influx of short-term renters alters the -
residential nature of any community and leads to the commodification of neighborhoods. |
worry about the over-tourism that is resulting from unregulated short-term rentals, which puts
a strain on our local infrastructure, public services, and natural resources.

Chris Beach
www.beachworkscoaching.com

909-648-0018



Lynn Tone

From: Sarah Absher

Sent: Monday, May 15, 2023 10:14 AM

To: Lynn Tone

Subject: FW: Tillamook County Short Term Rental Pause

Please include with public comments to BOCC.

Thank You,

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

Tillamook, OR 97141

Phone (503) 842-3408 x3412
sabsher@co.tilamock.or.us

From: Lindsey Boccia <lindsey.boccia@gmail.com>
Sent: Sunday, May 14, 2023 7:10 PM

To: Mary Faith Bell <mfbell@co.tillamook.or.us>; David Yamamoto <gdvamamoto@co.tillamook.or.us>; Erin Skaar
<eskaar@co.tillamook.or.us>; Rachel Hagerty <rhagerty@co.tillamook.or.us>; Isabel Gilda <jgilda@co.tillamook.or,us>
Subject: EXTERNAL: Tillamook County Short Term Rental Pause

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

Dear Councilors,

I'm asking for and need your help.

My family spent three years finding the perfect lot in Tillamook County and reading 1000 pages of tillamook County's
comprehensive plan to make sure we were aligned with the County’s goals. We confirmed we’d be able to rent the
property once the cabin was buiit. It was tbe only way we could afford the dream. We purchased the and spent an
additiopat $30,000 meeting all of the land use requirements / permit Fees that Tillamook county wanted us to go
through to get our permit.

Once the permit was finally in hand (pre pandemic) two things happened: 1.} pandemic pricing doubled the estimate of
the home we had permitted, pricing us out of our own permit. We had to scale down plans to a modular unit 40 x
14. 2.) after we spent years / our savings, tillamook County formed this committee to limit STR’s.

We have a family of four - My husband and | both work and we have good jobs. However, the cost of our primary house,
daycare, groceries, saving for college etc. etc. make it almost unattainable to own the little cabin unless we rent it when
we’re not there.

Some of the people that are complaining about STR’s within the committee process make it sound a lot more like class
warfare and generational wealth vs the rest of us.



The Irony of it : We actually just returned from spring break for five days at the beach. It's almost equally unaffordable
to rent. We spent most of our savings for that year on a rental home . The people next to us owned their house. They
had a giant party, had dogs pooping near our rental grass, fire smoke blowing into our rental etc. There are poorly
behaved “owners” as well.

We need to know we will have the same rights to rent our property as when we purchased the Land and paid the county
fees for our permit, and did everything $$$ (geotech etc) the county asked of us in land use diligence that slowed us
down. Itis the only way we can recoup what we have lost. Can we please insert a clause for people to obtain rental
permit if they already owned land and building permit and have incurred the financial Burden to pursue their plan?

Can you please help us?
Thank you,

Lindsey Boccia
503.943.0480



ann Tone - —

From: Public Comments

Sent: Tuesday, May 23, 2023 1:51 PM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: STR for NESK-C

From: Genie Uilrich <genie.ullrich@gmail.com>

Sent: Tuesday, May 23, 2023 1:10 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: STR for NESK-C

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

Proposal Rock Inn in Neskowin was built in the 1970's and has functioned as both permanent residences as well as short-
term weekend stays for visitors. Many of us have been owners for years. We ask the county to maintain the already
established rules for PRI and does NOT put a cap ar density restriction for NESK-C for Proposal Rock Inn.

Thank you for your consideration.

Genie & Frank Ullrich
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TASSI O'NEIL
FOR TILLAMOOK COUNTY, OREGON COUNTY CLERK

In the Matter of Regulating Short Term )

Rentals, Establishing Standards and ) ORDINANCE #84
Fees, Providing for a Permit, and ) Amendment #1
Creating Penalties for Violations of )

This Ordinance )

The Board of Commissioners for Tillamook County ORDAINS as follows:

Section1.  Title

This Ordinance shall be known as the "Tillamook County Short Term Rental
Ordinance" and may be cited and pleaded as such and shall be cited herein as
"this Ordinance", or by any reference to a section or subsection of this
Ordinance.

Section 2.  Authority

This Ordinance is enacted pursuant to ORS 203.035.

Section 3. Purpose

The purpose of this Ordinance is to regulate short term rentals in order to
enhance public safety and livability within Tillamook County.

Section 4.  Applicability

This Ordinance shall apply within the unincorporated areas of Tillamook County,
including areas within urban growth boundaries, but shall not apply within the
boundaries of any incorporated City. This Ordinance does not apply to Bed and
Breakfasts or travelers accommodations for which a state license has been
granted under Oregon Administrative Rule, Chapter 333, Division 29.

Section 5. Definitions

(a) For the purpose of this Ordinance, words used in the present tense
include the future, the singular number includes the plural, the word
"shall" is mandatory and not directory and the term "this Ordinance"”
shall be deemed to include all amendments hereafter made to this
Ordinance.

(b) The following definitions apply to this Ordinance:

Ordinance #84 Amendment #1- Short Term Rental Ordinance
Page 1of 15



(A)

(B)

(C)

(D)
(E)

(G)

(H)

O

W)

"Contact Person”. The owner or if designated on the
application for a permit, the agent of the owner, authorized to
act for the owner.

"Dwelling Unit". One (1) or more rooms occupied, designed
or intended for occupancy as separate living quarters and
containing three (3) or more of the following:

« Refrigeration

« Cooking facility (including cooking stove, hot plate, range
hood, microwave oven or similar facility)

« Dishwashing machine

» Sink intended for meal preparation (not including a wet
bar)

* Garbage disposal

+  Toilet

“Onsite Wastewater Treatment System”. Means any existing
treatment and dispersal system of residential wastewater.

"Owner". The owner or owners of a short term rental.
"Permit". A Short Term Rental Permit.

"Person”. Every natural person, firm, partnership,
association, social or fraternal organization, corporation,
estate, trust, receiver, syndicate, branch of government or
any other group or combination acting as a unit.

“Rental". An agreement granting the use of a dwelling unit to
a person with monetary compensation. Use of a dwelling unit
by a recorded owner or other person or persons without
monetary compensation shall not be considered to be a
rental under this Ordinance.

"Rented". The use of a dwelling unit granted to a person in
exchange for monetary consideration.

"Renter”. A person who rents a short term rental or is an
occupant in a short term rental.

“Serious Fire or Life Safety Risk.” A building code or
ordinance violation involving those construction, protection
and occupancy features necessary to minimize danger to life
from fire, including smoke, fumes or panic, as well as other
considerations that are essential to life safety.

Ordinance #84 Amendment #1- Short Term Rental Ordinance
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(K)  "Short Term Rental". A dwelling unit (including any
accessory guest house on the same property) that is rented
to any person on a day to day basis for a consecutive period
less than 30 days during the year.

(L) "Sleeping Area". A room or other space within a dwelling unit
designed, intended or used for sleeping. Tents and
recreational vehicles shall not be considered a sieeping
area. :

Section 6.  Standards

(a)  All short term rentals shall comply with the following standards. Any
owner, contact person, or renter who violates any standards, or
allows any standards to be violated, is 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.

(A)  The hours of 10:00 p.m. until 7:00 a.m. the next day are
required quiet time and there shall be nc unreasonable noise
disruptive to neighbors during this time.

(B)  The contact person shall notify every renter, in writing, of the
quiet times.

(C) The contact person shall attempt to contact a renter by
phone or in person within twenty (20) minutes of delivery of
any complaint concerning the conduct of a renter.

(D) The name and active phone number of the contact person
shall be posted so that it is visible from cutside the front
entrance of the short ferm rental. The required signage must
be maintained in compliance with this Ordinance in
perpetuity, or until the dwelling is no longer being utilized as
a short term rental.

(E)  No recreational vehicle, travel trailer, or tent or other
temporary shelter shall be used as or in conjunction with a
short-term rental. No occupancy of a parked vehicle,
including recreational vehicles as defined in the Tillamook
County Land Use Ordinance, in conjunction with the short-
term rental is permitted.

(F)  The owner shall provide covered garbage containers that
can be secured. The contact person shall notify guests that
all garbage must be kept in secured containers provided for
that purpose. As required by Tillamook County Ordinance

Ordinance ##84 Amendment #1- Short Term Rentaf Ordinance
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(G)

(H)
(N
()

(K)

(M)

(N)

(O)

(P)

#4, garbage shall be removed by the local franchised
garbage hauler a minimum of one (1) time per week unless
arrangements are made with the local franchised garbage
hauler to suspend or modify service during the times when
the short term rental is not rented. Rentals located outside
of a franchise area shall meet the provisions of Section 9(e).
The contact person shall provide guests with information
about recycling opportunities.

At least one (1) functioning fire extinguisher shall be
accessibly located within the dwelling unit.

AIAI plug-ins and light switches shall have face plates.
The electrical panel shall have all circuits labeled.

Ground Fault Circuit Interrupter (GFCI) protected
receptacles shall be provided at outdoor locations and at
kitchen and bathroom sinks.

Smoke detectors shall be placed and maintained in each
sleeping area, outside each sleeping area in its immediate
vicinity and in each additional story and basement without a
slegping area.

A combination carbon monoxide/smoke detector device shall
be placed and maintained on each floor of a short term
rental and within 15-feet of each sleeping area.

All fireplaces, fireplace inserts, and other fuel burning heat
sources shall be properly installed and vented.

All interior and exterior stairways with four (4) or more steps
and that are attached to the structure, must be equupped with
a hand railing.

All interior and exterior guardrails, such as deck railings,
must be able to withstand a two hundred pound (200#)
impact force.

Emergency Escape and Rescue Openings:

(1)  For all dwelling units constructed after the effective
date of this Ordinance every sleeping area shall have
at least one (1) operable emergency escape and
rescue opening. Sill height shall not be more than
forty-four inches (44") above the floor. Openings shall
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(Q)

(2)

(3)

open directly into a public way or to a yard or court

~ that opens to a public way.

Minimum net clear apening at grade floor openings
shall be five (5) square feet and five point seven (5.7)
square feet at upper floors. Minimum net clear height
is twenty-four inches (24") and net clear width is
twenty inches (20").

For all dwelling units constructed prior to the effective
date of this Ordinance, every sleeping area shall have
at least one (1) operable emergency escape and
rescue opening that complies with subsection
6(a)(O)(1) of this Section. If no such emergency
escape or rescue opening exists, then an alternative
may be accepted by the Tillamook County Building
Official pursuant to the currently-adopted Oregon
Residential Specialty Code.

Every sleeping area in a short term rental that does
not comply with either subsection 6{(a)(Q)(1) or
6(a)}(O)(2) of this Section, shall not be used as a
sleeping area and shall be equipped with a door that
remains locked at all times when the dwelling unit is
being used as a short term rental. Such a non-
compliant sleeping area shall not be included in the
maximum occupancy calculation for the short term
rental. The contact person shall notify every renter, in
writing, that the non-compliant sleeping area may not
be used for sleeping.

At any time after a permit has been granted for a
short term rental pursuant to this Ordinance, the
owner may bring a non-compliant sleeping area into
compliance and upon a re-inspection and certification
of compliance for such sleeping area, a new permit
shall be issued that includes the increase in maximum
occupancy associated with bringing a non-compliant
sleeping area into compliance.

Exterior hot tubs shall have adequate structural support and
shall have a locking cover or other barrier to adequately
protect against potential drowning when a hot tub is not
available for permissive use.

Short Term Rental Served by Sewer: The maximum

occupancy for a short term rental unit shall be calculated on
the basis of an average of two (2) persons per sleeping area
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(S)

(T)

(W)

X)

plus an additional two (2) persons. For the purpose of
maximum occupancy, those under two (2} years of age shall
not be counted. Tents and recreational vehicles shall not be
used to increase the number of people approved to occupy a
short term rental.

Short Term Rental with Onsite Sanitation: The maximum
occupancy for a short term rental unit shall not exceed the
capacity of the Onsite Wastewater Treatment System. The
capacity is based on the gallons per person per day. Tents
and recreational vehicles shall not be used to increase the
number of people approved to occupy a short term rental.

There shall be one (1) parking space available for each
approved sleeping area in a short term rental, plus one (1)
additional parking space. Off-street parking shall be used if
physically availabie. If a sufficient number of off-street
parking spaces are not available for the authorized number
of vehicles, then on-street shall be limited to two (2) vehicles.
Parking shall not, under any circumstances, hinder the path
of any emergency vehicle. Trailers for boats and all-terrain
vehicles may be aliowed but shail not exceed the aillowable
on street parking for each short term rental property. Renters
may be cited and fined under existing State law or this
Ordinance in the event they park illegally.

The contact person shall notify every renter in writing of the
required off-street parking and other parking spaces
available to serve the short term rental. Language shall be
included in the notice that parking shall not, under any
circumstances, hinder the path of any emergency vehicle
and that renters may be cited and fined if this requirement is
not adhered to.

A house number, visible from the street, shall be maintained.

The Onsite Wastewater Treatment System must be
functioning as required with no discharges to the surface of
the ground, surface waters or backups inside or under the
structure. The Onsite Wastewater Treatment System may
not be subjected to its design flow capacity in gallons per
day.

For those properties located within a tsunami inundation
zone, a copy of an Oregon Department of Geology and
Mineral Industries (DOGAMI) Tsunami Evacuation Brochure
shall be posted in a visible location as close as possible to
the main entrance of the short term rental. The brochure
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(b)

Section 7,

shall be furnished by the Tillamook County Department of
Community Development at the time of Short Term Rental
Permit issuance and renewal.

The County will provide to short term rental owners, either by
direction on the County’s website or by email or mai! (if requested),
with the Inspection Checklist in written form prior to the inspection
so that the owner can determine what improvements, if any, will be
needed before an inspection is scheduled. The owner shall ensure
that all items on the checklist have been completed prior to the
contact person calling for an inspection. All re-inspections due to
incomplete items will be subject to the re-inspection fee described
in Section 8 of this Ordinance. The County reserves the right to
modify inspection requirements at the discretion of the Tillamock
County Building Official to ensure compliance with fire and life
safety requirements.

Short Term Rental Permit Required and Revocation

(a)

(b)

()

All short term rentals shail comply with the following requirements.
Any owner or contact person who violates any requirements or
allows any requirements to be violated, is 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.

Any owner shall obtain a permit prior to using the dwelling unit as a
short term rental. Upon notification of the permit requirement by the
Tillamook County Department of Community Development,
continuing or subsequent instances of renting or advertising as a
short term rental without a permit 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. A permit shall not be issued until fines related to a
violation of this Ordinance and outstanding Transient Lodging
Taxes for the subject property are paid in full.

The owner of each existing short term rental shall apply for and pay
the appropriate fee for a Short Term Rental Permit. Within thirty
(30) days of applying for the Short Term Rental Permit, it is the
contact person’s responsibility to contact the Tillamook County
Department of Community Development to schedule an inspection
and ensure that entry to the structure can be granted by a person
eighteen (18) years of age or above. When a call for inspection is
received by the Tillamook County Department of Community
Development, the inspection will be performed before the end of
the next working day.
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(d) A permit shall not be issued until a short term rental passes
inspection. Once a permit is issued, a permit shall be valid for one
(1) year from the date issued.

(e) Inany case where an inspection is not approved by the County
Inspector, the County Inspector shall aliow thirty (30} days for minor
repairs or sixty (60) days for major repairs, at the completion of

- which the owner or agent must call the Tillamook County
Department of Community Development for a re-inspection. The re-
inspection fee adopted in the Community Development fee
schedule may apply. If the repairs identified.in the original
inspection are not rectified at the time of re-inspection, the permit
application shall be invalidated, and the contact person must
reapply and pay the requisite application and inspection fees.

(f) Al Short Term Rental Permits shall be renewed annually by the
end of the month of their application anniversary date and are
subject to the annual fee.

(A) A permitted rental shall not be required to pass a new
inspection when a permit is renewed, except in the following
cases:;

(1)  there has been a fire, flood or other event that caused
substantial damage to the structure;

(2) the permit was revoked;

(3) there has been an addition or substantial modification
to the structure; or

(4)  the three (3) year inspection is required.

(B) Billing notice will be sent to the owner in the month prior to
the permit renewal date. Such payment will be due by the
last business day of the anniversary month.

(C) If notice under subsection 7(e)(B) is provided to the owner
and the payment is not received by the renewal date, a
notice that the Tillamook County Department of Community
Development intends to terminate the permit shall be sent to
the contact person (if applicable) and owner. This notice
shall allow an additional thirty (30) days to comply with
renewal provisions and shail specify that failure to comply
will result in expiration of the permit.

() The Short Term Rental Permit is transferable to a new owner, s0
long as the owner of record submits a Short Term Rental Permit
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(h)

application and agrees in writing, to comply with the requirements
of this Ordinance. Notification of ownership change shall be made
to the Tillamook County Department of Community Development
within thirty (30) days of change.

Revocation of Permit

(A)

(B)

(D)

Violating any provision in this Ordinance, as well as non-
compliance with any term or condition of a Short Term
Rental permit, including non-compliance with Tillamook
County Ordinances #74 and #75: Tillamook County
Transient Lodging Tax (TLT), or violating any County or
State law, may result in revocation of permit, denial of an
application to renew a permit, enforcement and penalties as
outlined in this Ordinance. Permits that are terminated for
non-renewal or non-payment shall not be considered a
revocation of a permit.

In the sole discretion of the County Building Official, where a
Building Code or Ordinance violation exists at a short term
rental that presents an immediate serious fire or life safety
risk, the County Building Official may immediately revoke the
Short Term Rental Permit as an emergency revocation. The
County Building Official shall provide written documentation
(in layman’s terms) of the violation and reason for revocation
prior to leaving the inspection site.”

Upon an emergency revocation, the short term rental shall
not be rented or used as a short term rental.

At any time following the emergency revocation of a Short
Term Rental Permit pursuant to this subsection, the County
Building Official may reinstate the permit upon a re-
inspection by the County Building Official verifying that the
subject Building Code or Ordinance violation has been
corrected or a new Short Term Rental Permit is obtained.

If an application for a permit or the renewal of a permit is denied, or
a permit is revoked, the owner may appeal to the Board of County
Commissioners by written notice delivered to the Tillamook County
Department of Community Development within thirty (30) days of
denial or revocation.

The provisions of this Section are in addition to and not in lieu of
any other enforcement and penaities contained in this Ordinance or
other County Ordinance or State law.
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Section 8.

Fees Established

(a)

(b}

(d)

Section 9.

At the time an owner submits an application for a Short Term
Rental Permit, the owner shall pay to the County a Two Hundred
Fifty Dollar ($250) license fee as well as a One Hundred Dollar
($100) Doliar inspection fee for the services of a County Inspector
for the initial certification required by subsection 9(a){(B) of this

‘Ordinance.,

An owner shall pay the Special Inspection fee established by the
Tillamook County Department of Community Development for each
re-inspection.

An owner shall pay a Two Hundred Fifty Dollar ($250) renewal fee
on the anniversary date of the Short Term Rental Permit.

The fees established by this Section shall be reviewed annually
and, if necessary, increased by Board Order in amounts sufficient
to reimburse the County's costs for administering the short term
rental program, except that:

(A)  Anyincrease in the annual short term rental license fee shall
not exceed five percent (5%) annually; and

(B)  The County’s fee charged to short term rentals for
inspections or re-inspections shall not be more than amounts
charged for other building inspections.

Short Term Rental Permit Application Reguirements

(a)

An application packet for a Short Term Rental Permit shall be
completed and submitted to the Tillamook County Department of
Community Development by the owner of the short term rentai on
forms provided by the Tillamook County Department of Community
Development and shali include, or be followed by, the following
information:

(A)  Alist of all property owners of the short term rental including
names, address and telephone numbers. Property
ownership for the purposes of this Ordinance shall consist of
those persons listed on the Tillamook County tax records.

(B) Certification by the County Building Official or their designee
which includes the following:

(1Y  That, based on an inspection, the short term rental
complies with Standards found in subsection 6(a) of
this Ordinance;
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Section 10.

(F)

(2)  The maximum occupancy for the short term rental as
defined by subsection 6(a)(Q and R) of this
Ordinance; and

(3) A site plan depicting the dimensions and location of
the available parking spaces as required by
subsection 6(a)(S) of this Ordinance.

The name, address and telephone numbers of the contact
person who shall be responsible and authorized to respond
to complaints concerning the use of the short term rental.

Proof of liability insurance coverage on the short term rental.

Proof of garbage service from the local franchised garbage
hauler if rental is located within a franchise service area as
outlined in Section 6(a)(E). Rentals outside of a franchise
service area and where no franchise exists shall provide
written confirmation at the time of short term rental permit
application submittal of proposed method of garbage
disposal at the time of permit appiication submittal.

Completed Transient Lodging Tax Registration Form
(Tillamook County Ordinance #75).

Continuation of a Short Term Rental

Section 11.

(A)

(B)

All short term rentals shall be subject to re-inspection by the
Tillamook County Building Official every three (3) years from
the date of initial permit approval. The three (3) year re-
inspection cycle shall commence upon date of adoption of
this Ordinance with the re-inspection cycle of a short term
rental determined from the date of initial permit approval.

The fee for a three (3) year re-inspection fee shall be the
Special Inspection fee established by the Tillamook County
Department of Community Development.

Complaints

All complaints regarding short term rentals shall proceed as follows:

(a) The complaining party shall, unless the situation justifies an
immediate call to law enforcement, first attempt to communicate
with the contact person designated on the permit and describe the
problem.
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(b)

(c)

(d)

Section 12.

The contact person shall respond to the complaint within the 20
minute response period and make reasonabie efforts to remedy
any situation that is out of compliance with this Ordinance within a
reasonable timeframe.

If the contact person fails to take timely action to resolve the
complaint or the complaint is not resolved satisfactorily, then the
complaining party may report such failure with their contact
information by any means of communication to the Director of the
Tillamook County Department of Community Development. The
Director shall log the complaint and contact the complaining party
to assist in preparation of a written report documenting the
circumstances of the complaint in writing, including available
evidence regarding failure to resolve the complaint. The report
shall be signed by the complaining party and a copy shall be
provided to the owner and contact person. The owner and contact
person may file a written response within 10 business days from
the date of the Director's report. The Director shall provide a
written response with a determination whether the complaint is a
violation and such determination will be provided to the property
owner, vacation rental management company (if applicable),
complaining party, and subdivision homeowner's association {if
applicable). A record of signed reports, determinations and any
written responses shall be maintained by the Department and may
be used in any enforcement action under this Ordinance, inciuding
but not limited to the issuance of a citation, the revocation of a
permit or the denial of a request for renewal of a permit.

The provisions of this Section are in addition to and not in lieu of
any other enforcement and penalties contained in this Ordinance or
other County Ordinance or State [aw.

Compliance, Hearings, and Arbitration

(a)

Compliance

(A)  Owners of short term rental units shall obey all applicable
Ordinances of the County, as well as all County and State
laws.

(B) Three (3) or more violations of this Ordinance related to the
same short term rental within one (1) year or if there have
been three (3) or more violations of other County Ordinances
related to the same short term rental within one (1) year,
may result in revocation of the permit or the denial or an
application to renew a permit. Violations include but are not
limited to non-compliance of the requirements of this
Ordinance. Failure to comply with Transient Lodging Tax
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Ordinances #74 and #75 will also result in an immediate
violation.

(C)  Written notice of closure or discontinuation of a short term
rental shall be submitted to the Tillamook County
Department of Community Development in writing.

(D)  Failure to renew a Short Term Rental Permit within the 30-
days of the permit renewal date will result in permit
expiration. Re-activation of a Short Term Rental Permit is
considered to be a new permit and must comply with current
requirements and fees.

(b} Hearings

(A}  If a hearing before the Tillamook County Board of
Commissioners is to be conducted for appeal of a revoked or
denied Short Term Rental Permit, the hearing shall be
scheduled at the earliest possible date and the Director of
Community Development shall provide thirty (30) days
written notice to all relevant parties of the time, date and
place of the hearing, reason for the hearing, and a
description of the allegations upon which resuilted in
revocation or denial of the permit shali be furnished in written
form to the Board of County Commissioners and relevant
parties at least seven days prior to the date. of the hearing.
At the hearing, each party shall present such witnesses,
testimony and other evidence as that party deems relevant
to the issue(s). At the conclusion of the hearing process, the
Board of County Commissioners shall either deny the appeal
and uphold the Department of Community Development’s
decision to revoke or deny a permit, reinstate the permit, rule
that the permit shall be approved, continue the hearing to a
date and time certain where a decision will be rendered, or
take the matter under advisement and issue a written
decision.

(c) Arbitration

(A}  When a permit is revoked or denied, and after completing an
appeal to the Tillamook County Board of Commissioners, the
owner may demand review by arbitration as permitted by
Oregon law. Except as a Court may otherwise determine,
the decision of the arbitrator or arbitrators shall be final and
binding upon all parties to the dispute, including the owner,
the County and any citizen complainant. The non-prevailing
party shall pay the costs of the arbitrator, but each party
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shall be responsible for their own attorney fees or other
costs of arbitration.

(d) The provisions of this Section are in addition to and not in lieu of
any other enforcement and penaities contained in this Ordinance or
other County Ordinance or State law.

Section 13.

Enforcement, Penalties

(a)

Enforcement

(A)

(B)

It shall be the duty of the Director of the Tillamook County
Department of Community Development to supervise the
administration of this Ordinance, except as otherwise
specified in this Ordinance. This Ordinance may be enforced
by a member or designee of the Tillamook County
Department of Community Development or a member of the
Tillamook County Sheriff's Office.

Whomever issues a citation shall be responsible for
representing the County and prosecuting the citation in
court, unless the defendant hires an attorney, then the
Tillamook County Counsel shall represent the County in
court.

Penalties

(A)

(B)

(©)

(D)

Any owner, contact person, or renter who violates any part of
this Ordinance is subject to citation and fines.

Violations of this Ordinance shall be deemed to be a
violation and shall be punishable upon conviction by a
minimum fine of $250 per day and a maximum fine of $1,000
per day, with a total fine not to exceed $3,000 for each
citation.

Each day of violation of any part of this Ordinance
constitutes a separate offense and is separately punishable,
but may be joined in a single prosecution.

The penalties in this Section are in addition to and not in lieu
of any other authorized actions the County may take under
other Sections of this Ordinance, and any criminal
prosecution or penalties as provided by County or State law.
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Section 14.  Severability

If any section, subsection, provision, clause or paragraph of this Ordinance shal!
be adjudged or declared by any Court of competent jurisdiction to be
unconstitutional or invalid, such judgment shall not affect the validity or the
remaining portions of this Ordinance and it is hereby expressly declared that
every other section, subsection, provision, clause or paragraph of this Ordinance,
irrespective of the portion thereby declared to be unconstitutional or invalid, be
valid.

Section 15. Repeai of Conflicting Ordinances

Any portions of any other Ordinance previously enacted by this County, which
are inconsistent with the provisions of this Ordinance, are hereby repealed.

Section 186. | Effective Date

The Board of Commissioners finds that the enactment of this Ordinance is
necessary for the public health, safety and general welfare, that an emergency
exists and this Ordinance shali take effect immediately upon passage by the
Board of County Commissioners.

Date of First Reading: March 27, 2019.
Date of Second Reading: April 15, 2018.

ADOPTED this 17th day of April, 2018.

DU Dagptle— v /

Bill Baertlein, Vice Chair

ME & gof

Mary Faith Bell, Commissioner

David Yamamoto, Chair / e
. WAAFRO O, (‘_‘ )

ATTEST: Tassi O'Neil, County Clerk

By:

Isabél Gilda, Special Deputy
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