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MEMO

Date: June 29, 2023

To: Tillamook County Board of Comimiissiengrs

From: Sarah Absher, CFM, Direc@b

Subject: July 6, 2023, Public Hearin or Third Reading of Ordinance 84

Included with this memorandum are two copies of Ordinance 84 with amendments that reflect direction given by the
Board to staff at the June 13, 2023, public hearing regarding language that limits ownership of properties with a STR
License; establishes distance and density limitations for properties outside of “subareas”; establishes compliance
timelines and minimum renting requirements for annual renewal eligibility; and removes noise regulations during
daytime hours. “Exhibit A” as now referenced in the updated Ordinance draft consists of maps depicting the
boundaries of unincorporated “subareas” as defined in Ordinance 84 for purposes of establishing caps within these
areas.

Amendment updates are highlighted in yellow. Omissions are represented in strike-throush-text. New language for
Board consideration is italicized. A “no-markup” version of the Ordinance draft is also included.

Staff will be prepared to discuss the proposed amendments at the July 6, 2023, public hearing where the third reading
of Ordinance 84 will take place.

Public comments received by the Department following the June 13, 2023, public hearing are included with this
memorandum. Copies of testimony received after today will be presented to the Board at the July 6, 2023, public
hearing. Copies of testimony received will also be posted on the Community Development homepage and STR
Advisory Committee Page (links below).

The July 6, 2023, public hearing and third reading of proposed amendments to Ordinance 84 will begin at 5:30pm at
the Port of Tillamook Bay Conference Center, 4000 Blimp Boulevard, Tillamook, Oregon.

Virtual Link for Public Meetings
Microsoft Teams is utilized for this public hearing for those who wish to participate virtually. To access this link,
please visit: https://www.co.tillamook.or.us/commdey

Call in: 1-971-254-3149, Conference ID: 887 242 77#

Public testimony will be taken at the July 6, 2023, public hearing and is limited to 2-minutes per person. Please email
Lynn Tone, DCD Office Specialist, if you would like to provide public testimony at the July 6, 2023, public hearing.

Email: ltone@co.tillamook.or.us.

Public comments can be emailed to publiccomments @co.tillamook.or.us or ltone @co.tillamook.or.us.




Access to STR Advisory Committee Page & Hearing Materials:
https://www.co.tillamook.or.us/commdev/page/short-term-rental-advisory-committee

The Port of Tillamook Bay Conference Center is accessible to citizens with disabilities. If special accommodations
are needed for persons with hearing, visual, or manual impairments that wish to participate in the meeting, please
contact 1-800-488-8280 x3423 at least 24 hours prior to the meeting so that appropriate communications
assistance can be arranged.
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The Board of Commissioners for Tillamook County ORDAINS as follows:

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

regulate the short-term rental use of residential dwelling units on all-property
properties in unincorporated Tillamook County and shall be known as the
Tillamook County Short Term Rental Ordinance.

Repeal. Tillamook County Ordinance 84, Amendment 1 (adopted April 19, 2019)
(Tillamook 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 Purpose and Scope.

A. 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 concerns of residential neighbors with the
rights of property owners to use their property as they choose.

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

4. Recognize the need to regulate short-term rentals within neighborhoods to
ensure compatibility with, and livability of, established-owner-oecsupied
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
regulating the number, concentration, and scale of full-time short-term rentals
in residential neighborhoods.

6. Provide funding support for County housing development 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 dwelling units has the potential to be incompatible with the residential
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 materially 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 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 short-term rentals.
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D. 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
Ordinance shall not exempt the shori-term rental from any other applicable
requirement, regulation or ordinance adopted 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 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. .

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

G. Administrative Rules. The County’s STR Administrater,eha_t__ll 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 reguiations shall be on file in the Office of the
County Clerk Resorder and shall be posted on the County’s website. Any such
administrative rules and regulationis shall be bmdlng upon any owner, operator or
registrant of a short-term rental and upon the Hearmgs Officer under Section

.140. .

.030 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, “AdOptlon of this Ordlnance means the date on which this Ordinance takes effect
after adoption: by the Board of County Commlssmners

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

C. “Authorized Agent’ is a property management company or other entity or person
who has been designated by the propeity 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.

D. “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),

» An emergency escape and rescue opening (ORSC R310)
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e A built-in closet, clothing closet organizer, armoire or similar clothing rack or
clothing storage unit.

¢ A smoke alarm (ORSC R314.3) where required.

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

e 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.

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

F. “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.

G. "“Contiguous” means adjoining, abutting, bordering or adjacent. For notification
purposes contained in Section .050(7), adjacent also means directly across a
road right-of-way.

H. “County” means Tillamook County, Oregon.

I. “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 designee.

J. ‘Daytime” means between the hours of 7:00 am to 10:00 pm.

K. “Daytime Occupancy” means the hours between 7:00am and 10:00pm. “Daytime
occupants” mean the guests who may occupy a short-term rental during a
daytime occupancy.

L. “Department” means the Tillamook County Department of Community
Development.

M. “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 dwelling and a factory-built or manufactured
dwelling that bears a valid certification 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 mobile structure, or motorized vehicle designed and built for temporary
vacation use.

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

P. “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 regulation promulgated thereunder;
(2) the Applicant, Owner or Contact 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 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.

Q. “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.

R. “Hosted Homeshare” means the transient rental of a portion of a dwelling while
the homeowner is present.

S. "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.

T. “Non-transient rental” means to rent a dwelling unit or room(s) for compensation
on a month-to-month or longer basis.

U. “Onsite Wastewater Division” means the Onsite Wastewater Division of the
Department of Community Development.

V. “Onsite Wastewater Treatment System” means any existing treatment and
dispersal system of residential wastewater.

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

X. “Owner” means the-natural- person-orlegat-entity that ewns-and-holds-legal-or
equitabletitlete-the-property- means one or more natural persons, a partnership,

corporation or trust that owns and holds legal or equitable title to the property as
shown on the recorded title to the property.

Y. “Registrant” means the owner of a dwelling unit who holds a Short-Term Rental
License.

Z. "Renter” means a person who rents a short-term rental or is an occupant in the
short-term rental. Renter includes the term “tenant”.
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AA. "Road Authority” means the Tillamook County Public Works Department and the
Oregon Department of Transportation (ODOT).

BB. “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".

CC. “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.

DD. “Short Term Rental” or “STR” means—the—tran&ent—repﬂakef—a—dwelhng-&m{-m—ﬁs

dwelhng unit in :ts entirety to any person on a day-to day basis for a period of
fewer than 30 days; includes advertising, offering, operating, renting, or
otherwise making available or allowing any other person to make a dwelling unit
available for occupancy or use as a transient dwelling unit. Short-Term Rental
does not include a Hosted Homeshare, a bed and breakfast enterprise, hotel,
motel, or other types of traveler's accommodations for which a state license has
been granted under Oregon Administrative Rule, Chapter 333, Division 29.

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

FF. “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.

GG. “Subarea” means those properties located within Tillamook County
Unincorporated Communities and Incorporated City Urban Growth Boundaries
(UGBs).

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

Il.  “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
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this ordinance. A change in ownership does not include a change in owners on
title resulting from death, divorce, marriage or inheritance.

JJ. “Transient rental” means to rent a dwelling unit for compensation on a less than a
month-to-month basis.

KK. “Unincorporated Communities” means those properties located within the
Tillamook County Unincorporated Communities of Neahkahnie, Mohler,
Barview/Twin Rocks/Watseco, Idaville, Cape Meares, Oceanside, Netarts,
Siskeyville, Beaver, Hebo, Cloverdale, Tierra Del Mar, Pacific City/Woods, and
Neskowin. (See Maps included in “Exhibit A”.)

.040 Annual Short-Term Rental 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. It is a
violation of this Ordinance to operate a short-term rental without a valid license.

B. Limitation of STR License per Licensee. The County shall issue a maximum of
one (1) short-term rental license for each qualified licensee. For purposes of this
subsection, a “licensee” is one or more natural persons, a partnership,
corporation or trust seeking a short-term license, and to qualify as a separate,
qualified “licensee” under this subsection, there can be no overlap of partners,
trustees, trust beneficiaries, corporate officers or shareholders with any other
licensee. This provision applies only to applications for new STR licenses, not
renewals, that are submitted after the effective date of this 2023 provision.

C. 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, 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.
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D. Cap on Number of STR Licenses In Effect for Unincorporated Communities and
Properties within City Urban Growth Boundaries. The County has shall
established through Board Order, and may amend from time to time, a limit (a
‘cap”) on the number of STR Licenses that can be issued for each of the following
residential subareas in unincorporated Tillamook County (“subareas” as depicted
in “Exhibit A”):

Neahkahnie
Mohler
Barview/Twin Rocks/Watseco
Idaville
Siskeyville
Cape Meares
Oceanside
Netarts

9. Beaver

10. Hebo

11. Cloverdale

12. Tierra del Mar
13.  Pacific City/Woods
14. Neskowin

15. Manzanita UGB
16. Nehalem UGB
17. Wheeler UGB
18. Rockaway UGB
19. Garibaldi UGB
20. Bay City UGB
21. Tillamook UGB

ONOOAWN=~

The County shall accept and may grant STR licenses up to the cap established
in each subarea, after which it shall not issue any new licenses. For subareas
where the cap has been reached, the County may still grant renewals of existing
STR licenses. If, at the time of application for a new STR license, there is not
room within the applicable subarea cap to accommodate a new STR license, the
County will return the application and place the applicant'’s name on a waitlist in
the order the application was received. The County will contact applicants in
their order on the waitlist as space for a new STR license comes available, and
each will be allowed an opportunity to submit an application for a new STR
license. The STR license application fee shall not be due or collected from
applicants on a waitlist until an invited license applicant submits an application;
however, the County shall charge a $100 fee to place an applicant on a waitlist.
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E. Density Limits outside of Subareas. Unincorporated areas of Tillamook County
that are outside of the 21 residential subareas listed in Subsection 040(D) shall
be subject to a density limitation on the issuance of STR licenses. In
unincorporated areas outside of the 21 subareas, no STR license application
shall be accepted or approved where there is an existing STR license on a
contiguous property. This density limitation applies only to applications for new
STR licenses, not renewals, that are submitted after the effective date of this
2023 provision.

F. Renewal Eligibility. A STR license must be actively used to be eligible for
renewal. To be eligible for renewal, all STR licenses shall be actively used by
short-term renting the dwelling a minimum of 30 days in the preceding year (12
months). If, at the time of renewal, the dwelling has not been short-term rented
at least 30 days in the preceding year (12 months), the renewal shall be denied,
and the dwelling not used as a STR unless the owner obtains a new
license. This provision applies only to STR annual renewal applications
submitted after January 1, 2024.

.050 License Application and Fees

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

transfer or alteration of an existing STR License-and-upon-annualrenewalofa
Short-Term-Rental License thereafter:

1. Owner/Applicant Information. Applicant’'s name, permanent 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
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the locations and dimensions of all 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 authority, 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 adjasent contiguous 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 maximum occupancy, and the name 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 license.

Documentation of Compliance with Operational 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 lodging tax
registration with the County for the short-term rental.

10. Executed Indemnification and Hold Harmless Agreement. An agreement on

1.

Page 10

a form furnished by the Department of Community Development stating 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, 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
operation, occupancy, use, and/or maintenance of the property.

Such other information as the County’s STR Administrator deems reasonably
necessary to administer this Ordinance.
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B. Inspections. The applicant shall specifically 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 receipt of 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.

2. 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
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 and the County’s Civil Enforcement procedures.

C. Incomplete Application. If 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
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.

D. Licensing Fees. The fee for application for a Short-Term Rental License,-e¢
license renewal or alteration of an existing license shall be as established by

Board Order.;-but-shall-nret-be-less-than-thefollowing-amounts:
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.060 Term of Annual License and Renewal

Short-Term Hental Lfcense is vahd for one year (12 months) and shall be
renewed annually by the last day of the month of the anniversary date of each
ensuing year. Billing notice will be sent to the owner in the month prior to the
license renewal date. Payment shall be due by the last business day of the
anniversary month. If the payment is not received by the renewal date, a notice
that the Department intends to terminate the license shall be sent to the contact
person (if applicable) and the owner. This notice shall allow an additional thirty
(30) days to comply with the renewal provisions and shall specify that failure to
submit renewal payment will result in expiration of the license by the last
business day of that month.

B. If the contact person (authorized agent) changes during the 12-month period,
the property owner or authorized 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 necessitating need for issuance
of an updated license is an alteration to an existing Short-Term Rental License
and shall be subject to a fee ef-rotless-than-$100 established by Board Order.

C. 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
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-eaeh applicable eriterion requirements for initial approval or
annual renewal of the Short-Term Rental License. The approval-eriteria
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applicable requirements 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 inquiries. For the initial application renewal every three years
thereafter, the applicant must also comply with the requirements of Section
Subsestion .090.

C. Responsibility. The applicant shall certify that all information 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 regulations, and all other relevant laws.

D. Parking. Proof of required off-street parking shall be required 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. Off-site parking is subject to the requirements of Subsection
.080(E).

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, or a lesser dimension authorized by the
Tillamook County Public Works Director. 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.

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

3. No STR propenrty shall have more than six (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 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
prioritized 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.

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 2023 Ordinance
and within 90 days of renewal at-the-time-of renewalrequest every third year
thereafter, the applicant must obtain and provide to the County evidence of
compliance with 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 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 short-term rental in addition to the maximum number of
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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 short-term rental.

B. Regardless of the number of bedrooms, the maximum nighttime occupancy of an
STR shall not exceed 10 (ien) 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 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 for a maximum daytime occupancy of
twelve (12) people :

E. Off-street Parkmg Spaces Required. One (1) off-street vehicle parking space is
required per bedroom in accordance with Sectlon .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 accormmodate no more than two
(2) parking spaces to satisfy this requirement.. Where licensing relies on
contractual off-site parking arrangements, the propeity owner shall provide proof
of availability in the form of a legally binding contract for the off-street parking for
the duration of tlme the rental property has a Short-Term Rental License.

F. No;se Use of any radlo receiver, mUSICaI mstrument phonograph, loudspeaker,
" sound amplifier, or device for the producing or reproducing of sound shall be

done.in a mannerthat 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.

G. Quiet Hours. The hours of 10:00pm to 7:00am the following day are quiet hours,
and there shall be no amplified music or other urreaserable noise during quiet
hours that can be heard beyond the property boundaries of the short-term rental
property. The owner or contact person shall respond to all noise complaints
during quiet hours within 30 minutes of when the County’s STR complaint
dispatch center sends a message about a received complaint regarding the

short-term rental Nease—eemplamts—dwmg—qwet—hews—sh&”—be—respended%
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termrental—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 Ordinance be construed as a
land use or development regulation, nor does prior operation of a short-term
rental give rise to a nonconforming use right under the County’s land use
ordinance.

I.  No unpermitted improvements or bedrooms. All electrical, structural, plumbing,
venting, mechanical and other improvements made to a licensed short-term

rental shall be fully permitted. Eleetriealwork—shallbe-perormed-by-a-Stateor
Oregon-licensed-eleectrician—Any sleeping area used as a bedroom shall be

inspected and permitted in accordance with the previsiens requirements 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 sleeping.

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
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 prierto-issuance at the time of
application for a new STR License and et-at the time of renewal of an existing
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renewat-ofa 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.

All electrical outlets 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 bedroom, outside
each bedroom in its immediate vicinity and in each additional story and
basement without a bedroom.

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

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

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
withstand a 200-pound impact force.

10. 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.

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 road right-of-way.

L. Emergency Escape and Rescue Openings for bedrooms:

L.

Page 17

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 shall be 5.7 square feet.
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apper—ﬂeere-Mrmmum net clear helght is 24 inches and net clear width is 20
inches. The Building Official may allow 5 square feet net clear opening at
grade floor openings or below grade.

2. For all 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 eurrenﬂy—aelepteel Oregon Residential
Specialty Code.

M. Solid Waste Collection — minimum service req’urrements The property owner
shall subscribe to and pay for weekly solid-waste collection service by the local
franchise hauler with assisted pick-up prowded by the franchise. For the
purposes of this section, assisted pick-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 securable
covers in compllance with franchise requirements. that ensure the collected
solid waste is not susceptible to wildlife intrusion and weather elements. 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 products shall not be
placed out3|de of designated carts/cans

N. Interior Mandatory Postings. Mandatory po's"tings 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
postmgs include the followmg '

. The Short-Term Rental Llcense reglstratlon number to confirm a license has
“been issued by Tillamook County, with the date of expiration. The license
- shall include the followmg 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.

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
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to the main entrance of the short-term rental. The brochure shall be furnished
by the Tillamook County Department 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, and shall post
them in every short-term rental.

O. Exterior Mandatory Posting. Exterior signage 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 License registration number to confirm a license
has been issued by Tillamook County, 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 entity) and a telephone number
(optional).

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 Dwelling 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.

.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 County Building Inspector lecal-building-inspestor-to inspect
the dwelling unit and determine thatthe-dwelling-unit-meets-current requirements
of-the-lnternational Building-Codes-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 or additions to the dwelling unit. The owner or
contact person shall contact the Department within thirty (30) days of applying for
the license to schedule the required inspection by the County Building Inspector
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and ensure that entry to the dwelling can be granted by a person eighteen (18)
years of age or above.

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
denied, and the property owner must reapply and pay the requisite 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 (septic 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 application submittal.

1. If the system was installed more than five (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 Onsite 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 fulfill 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.
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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
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 owhers 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 requrred before the owner can renew
certification of the dwelling unrt g

.100 Additional Requirements and Prohlbmons The. followmg are on-going
requirements for the operatlon of all STHs in Umncorporated Trllamook County.

A. Advertising and Short—Term Renta! chense F?eglstratlon Number. The propenty
owner or contact person shaIlA 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
questions, concemns, or complaints 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.
Unresolved complaints determined by the STR Administrator to be a violation
of this Ordinance shall be result-in-an-immediate-vielation subject to Section

. 130 ot-this-Ordinanse.

3. 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.
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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.

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 transient rental:

1. Events. Events and activities that exceed maximum overnight 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 in this Ordinance.

.110 Implementation of this Ordinance and Appllcatlon to Short-Term Rentals
Llcensed on the Date of its Adoptlon

Q%dﬂ%&%&(-l:&WﬁHLPFG-E%HSHHg—Sh@#—IeFm—REHJ&aJS)— All Short—Term Ffentals

and their owners who obtain their first/initial License after the adoption of this
2023 Ordinance shall comply with, or otherwise implement, all provisions in this
Ordinance at the time of licensing and each renewal thereafter. Preexisting valid
licensees existing on the date of adoption of this 2023 Ordinance shall comply
with, or otherwise implement, the requirements of Section .070 (Application
Required and Burden for Application Approval and License Renewal) and
Section .080 (Operational Requirements and Standards for Short-Term Rentals)
beginning with their first renewal after January 1, 2024 and every year

thereafter. Preexisting valid licensees existing on the date of adoption of this
2023 Ordinance shall comply with, or otherwise implement, the requirements of
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Section .090 (Additional Inspections Required) beginning with their first third-year
renewal after January 1, 2024 and every three years thereafter.

.120 Violations. In 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.

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 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 shall 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 violation(s) within a 12-month period is
subject to a fine up to $250 per violation.

3. A third occurrence and all subsequent occurrences of violation(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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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 shall 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.

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 Hearings Officer shall be responsible for
deciding all appeals under this Ordinance.

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

D. Fee for Appeal. The County shall establish a fee for filing and appeal hearing-of
notless-than-$500-underthis-section as established by Board Order, 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
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.150

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.

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.

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 or property eperation.

. 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
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. If 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 short-term rental may continue under the

Short-Term Rental License.

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.

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

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 Amendment-shall take effect immediately upon passage
by the Board of County Commissioners on the date of its adoption.

Date of First Reading: May 30, 2023.
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Date of Second Reading: June 13, 2023.
Date of Third Reading: July 6, 2023.

ADOPTED this day of , 2023.

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 APPROVED AS TO FORM:

By

Special Deputy William K. Sargent, County Counsel
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BEFORE THE BOARD OF COUNTY COMMISSIONERS
FOR TILLAMOOK COUNTY, OREGON

In the Matter of Regulating Short Term )

Rentals, Establishing Standards and ) ORDINANCE #84

Fees, Providing for a License, ) AMENDMENT #2

And Creating Penalties for Violations of )

This Ordinance )

010.... Title

020.... Purpose and Scope

030.... Definitions ‘

040.... Annual Short-term Rental License Reqwred Basic Reqmrements for a License,
No Nonconforming Use Status Conferred .

050.... Application and Fees

060.... Term of Annual License and Renewal . N

070.... Application Required and'Burden for License Approva[ and Renewal

080.... Operational Requirements and Standards for- Short Term Rentals

090.... Additional Inspections Required S

100.... Additional Requirements and Prohlbltlons _ w

110.... Implementation of this Ordmance and Apptlcatlon to Short—Term Rentals
Licensed and Operatlng on the Date of its Adoption

120.... Violations :

130.... Penalties -

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

150.... Severability

160....Effective Date .

The Board t_>f-_ Qommissione_rs for Tillamook County ORDAINS as follows:

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

regulate the short-term rental use of residential dwelling units on properties in
unincorporated Tillamook County and shall be known as the Tillamook County
Short Term Rental Ordinance.

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 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 Purpose and Scope.

A. 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 concerns of_,rééic_!ential neighbors with the
rights of property owners to use their prope‘rt-y as they choose.

3. Provide visitors o Tillamook County. WIth reasonable opportunities and a
range of short-term rental and vacatlon occupancy optlons

4. Recognize the need to regulate short term rentals within nelghborhoods to
ensure compatibility with, and Ilvablllty of, neighborhoods, while recognizing
the benefits of short-term rentals in prowdlng recreation and employment
opportunities, as well as transmonal housmg and business or hospital related
short stays. - :

5. Protect the character of the County s establlshed neighborhoods by
regulating the number, concentration, and scale of full-time short-term rentals
in reS|dent|aI nelghborhoods ' -

6. Provide fundlng support for Couxnty"housmg development initiatives to
‘address local affordable and workforce housing needs and increase
ava|lab|i|ty of housmg for people-who want to live/work in Tillamook County.

B. Wlth the adoption of these regu[atlons the County finds that the transient rental
of dwelling units has the potential to be incompatible with the residential
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.

C. 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 short-term rentals.
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D. 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
Ordinance shall not exempt the short-term rental from any other applicable
requirement, regulation or ordinance adopted 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 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. ;

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

G. Administrative Rules. The County’s STR Admlnlstrator 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 Clerk and shall be posted on the County’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 Heartngs Officer under Section

.140. , g

.030 Definitions. The following definitfbn'é_shall apply to thié'UOrdinance, its
interpretation, application and enforcement; otherwise, ordinary dictionary
definitions shall apply unless the context indicates otherwise.

A. “Adoption of this O‘rdirﬁanéé”"mea,ns' the date on which this Ordinance takes effect
" after adoption by the Board of County Commissioners.

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

C. “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.

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

e 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).

e An emergency escape and rescue opening (ORSC R310)
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¢ A built-in closet, clothing closet organizer, armoire or similar clothing rack or
clothing storage unit.

» A smoke alarm (ORSC R314.3) where required.

e 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.

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

F. “Contact Person” means the owner or the owne'r’s d'esignated agent for the
Short-Term Rental, authorized to act for the owner on their behalf.

G. “Contiguous” means adjoining, abutting",' bordering or adjacent For notification
purposes contained in Section 050( ), adjacent also means dlrectly across a
road right-of-way. W -

H. “County” means T|llamook County, Oregon

l. “County STR Administrator” means the D|rector of the Department of Community
Development vested with authority to-administer, interpret and enforce the
provisions of thls Ordlnance or that person 'S deagnee

J. “Daytime” means between the hours of 7:.00 am to 10 :00 pm.

K. “Daytime Ocoupancy” means the hours between 7 OOam and 10:00pm. “Daytime
occupants” mean the guests who may occupy a short-term rental during a
daytlme occupancy ' :

L. '.""‘Department” means the Tlllamook County Department of Community
Development. :

M. “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 dwelling and a factory-built or manufactured
dwelling that bears a valid certification 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 mobile structure, or motorized vehicle designed and built for temporary
vacation use.

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

P. “Good Cause” for the purposes of denial, suspension, revocation, imposition of
conditions, renewal and reinstatement of a Shori-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 regulation promulgated thereunder;
(2) the Applicant, Owner or Contact 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 a manner that adversely affects the public health or
welfare or the safety of the immediate nelghborhood in which the Short-Term
Rental is located. :

Q. “Good Neighbor Policy” means a policy fu 'rnished 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.

R. “Hosted Homeshare” means the transnent rental of a portion of a dwelllng while
the homeowner is present. .

S. "Nighttime Occupancy” mean'étbve?night occupéﬁ'cy between the hours of
10:00pm and 7:00am the next day. “Nighttime occupants” means the guests
who may occupy a short term rental overnlght

T. “Non-transient rental" 'i'neans to rent a dwelllng unlt or room(s) for compensation
on a month-to-month or ionger basis.

U. “Onsite Wastewater Division” means the Onsite Wastewater Division of the
Department of Community Development. -

V. “Onsite WasteWat___ei" Treatment Systerﬁ” means any existing treatment and
dispersal system of residential wastewater.

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

X. “Owner” means one or more natural persons, a partnership, corporation or trust
that owns and holds legal or equitable title to the property as shown on the
recorded title to the -propenty.

Y. “Registrant” means the owner of a dwelling unit who holds a Short-Term Rental
License.

Z. "Renter’ means a person who rents a short-term rental or is an occupant in the
short-term rental. Renter includes the term “tenant”.

AA. “Road Authority” means the Tillamook County Public Works Department and the
Oregon Department of Transportation (ODOT).
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BB. “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",

CC. “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.

DD. “Short-Term Rental” or “STR” means the transient rental of a dwelling unit in its
entirety to any person on a day-to-day basis for a period of fewer than 30 days;
includes advertising, offering, operating, renting, or otherwise making available or
allowing any other person to make a dwelling unit available for occupancy or use
as a transient dwelling unit. Short-Term Rental does not include a Hosted
Homeshare, a bed and breakfast enterprise, hotel, motel, or other types of
traveler's accommodations for which a state license has been granted under
Oregon Administrative Rule, Chapter 333, D|V|S|0n 29

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

FF. “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« CIVI[ enforcement matter :

GG. “Subarea” means those propertles Iocated within Tillamook County
Unincorporated Communltles and Incorporated City Urban Growth Boundaries
(UGBs) .

HH. “Subject Property meane‘th'e property on which the short-term rental is located.

1. “Transfer’ means a change in ownership of the property where the dwelling
licensed asa 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.

JJ. “Transient rental” means to rent a dwelling unit for compensation on a less than a
month-to-month basis.

KK. *“Unincorporated Communities” means those properties located within the
Tillamook County Unincorporated Communities of Neahkahnie, Mohler,
Barview/Twin Rocks/Watseco, Idaville, Cape Meares, Oceanside, Netarts,
Siskeyville, Beaver, Hebo, Cloverdale, Tierra Del Mar, Pacific City/Woods, and
Neskowin. (See Maps included in “Exhibit A".}
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.040 Annual Short-Term Rental 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. Itis a
violation of this Ordinance to operate a short-term rental without a valid license.

B. Limitation of STR License per Licensee. The County shall issue a maximum of
one (1) short-term rental license for each qualified licensee. For purposes of this
subsection, a “licensee” is one or more natural persons, a partnership,
corporation or trust seeking a short-term license, and to qualify as a separate,
qualified “licensee” under this subsection, there can be no overlap of partners,
trustees, trust beneficiaries, corporate officers or shareholders with any other
licensee. This provision applies only to applications for new STR licenses, not
renewals, that are submitted after the effective date of this 2023 provision.

C. 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, 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... ‘ : :

D. Cap on Number of STR Licenses In Effect for Unincorporated Communities and
Properties within City Urban Growth Boundaries. The County shall establish
through Board Order, and may amend from time to time, a limit (cap”) on the
number of STR Licenses that can be issued for each of the following residential
subareas in unincorporated Tillamook County (“subareas” as depicted in “Exhibit
A”): o :

Neahkahnie
Mohler '
Barview/Twin Rocks/Watseco
Idaville
Siskeyville
Cape Meares
Oceanside
Netarts
Beaver

Hebo
Cloverdale

TSP NoRLN =

- O
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12. Tierra del Mar

13. Pacific City/Woods
14. Neskowin

156. Manzanita UGB
16. Nehalem UGB

17. Wheeler UGB

18. Rockaway UGB
19. Garibaldi UGB

20. Bay City UGB

21. Tillamook UGB

The County shall accept and may grant STR licenses up to the cap established
in each subarea, after which it shall not issue any new licenses. For subareas
where the cap has been reached, the County may still grant renewals of existing
STR licenses. If, at the time of application for a new STR license, there is not
room within the applicable subarea cap to accommodate a new STR license, the
County will retumn the application and place the applicant’s name on a waitlist in
the order the application was received. The County will contact applicants in
their order on the walitlist as space for a new STR license comes available, and
each will be allowed an opportunity to submit an application for a new STR
license. The STR license application fee shall not be due or collected from
applicants on a waitlist until an invited license applicant submits an application;
however, the County shall charge a $100 fee to place an applicant on a waitlist.
E. Density Limits outside of Subareas. Unincorporated areas of Tillamook County
that are outside of the 21 residential subareas listed in Subsection .040(D) shall
be subject to a density limitation on the issuance of STR licenses. In
unincorporated areas outside of the 21 subareas, no STR license application
shall be accepted or approved where there is an existing STR license on a
_contiguous property. This density limitation applies only to applications for new
- 8TR licenses, not renewals, that are submitted after the effective date of this
2023 provision.™ o
F. Renewal Eligibility. A STR license must be actively used to be eligible for
renewal. To be eligible for renewal, all STR licenses shall be actively used by
short-term renting the dwelling a minimum of 30 days in the preceding year (12
months). If, at the time of renewal, the dwelling has not been short-term rented
at least 30 days in the preceding year (12 months), the renewal shall be denied,
and the dwelling not used as a STR unless the owner obtains a new
license. This provision applies only to STR annual renewal applications
submitted after January 1, 2024.

.050 License Application and Fees
A. The applicant or autharized agent shall provide and certify the following

information to be true and correct at the time of initial application and upon
transfer or alteration of an existing STR License:
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. Owner/Applicant Information. Applicant’s name, permanent residence

address, telephone numbetr, 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 plan and floor plan. The site plan shall be a-scale drawing, which can be
hand-drawn, showing property boundaries, buﬂdmg 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. R

Proof of Liability Insurance.
Proof of Garbage Setrvice.

Proof of Access. The épb’licant shall provide p'ilroof of an approved road
approach for the subject property from the- Iocal road authority, 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 contiguous 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.maximum occupancy, and the name and contact information

of the owner or representative who can respond to complaints about
“operation of the shori-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 license.

Documentation of Compliance with Operational 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 lodging tax
registration with the County for the short-term rental.
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10. Executed Indemnification and Hold Harmless Agreement. An agreement on
a form furnished by the Department of Community Development stating 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, 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
operation, occupancy, use, and/or maintenance of the property.

11.8uch other information as the County’s STR Admlnlstrator deems reasonably
necessary to administer this Ordinance. :

B. Inspections. The applicant shall specifically'eckno'WIedge and grant permission
for the County’s STR Administrator to perform an mspectlon of the shori-term
rental.

1. The County’s STR Administrator may conduct a site vis‘it upon receipt of 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 parklng spaces, and compliance with aII 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. . :

2. The County s STR Adm:mstrator may VFSI’[ and inspect the site of a short-term
rental at-any time durmg the operatlon of the short-term rental to ensure
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 and the County’ s Civil Enforcement procedures.

C. Incomplete Application. If 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 apphcant 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.

D. Licensing Fees. The fee for application for a Shori-Term Rental License, license
renewal or alteration of an existing license shall be as established by Board
Order.

.060 Term of Annual License and Renewal

A. Term. A Short-Term Rental License is valid for one year (12 months) and shall
be renewed annually by the last day of the month of the anniversary date of each
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ensuing year. Billing notice will be sent to the owner in the month prior to the
license renewal date. Payment shall be due by the last business day of the
anniversary month. if the payment is not received by the renewal date, a notice
that the Department intends to terminate the license shall be sent to the contact
person (if applicable) and the owner, This notice shall allow an additional thirty
(30) days to comply with the renewal provisions and shall specify that failure to
submit renewal payment will result in expiration of the license by the last
business day of that month.

B. If the contact person (authorized agent) changes during the 12-month period,
the property owner or authorized 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 necessitating need for issuance
of an updated license is an alteration to an existing Short-Term Rental License
and shall be subject to a fee established by Board Order.

C. 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 authonzed agent shall notify the STR
Administrator of the change in property ownership within sixty (60) days of the
change. All subsequent changes in property ownershlp shall require a new STR
License subject to then-current ordinance provisions. STR Licenses issued after
the adoption of this Ordmance are not transferable when property ownership
changes. ,

.070 Appllcatlon Reqmred and Burden for Appllcatlon Approval and License
Renewal R _ ‘

A. Applicatibh Requifed. AppIiCations 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 applicable requirements for initial approval or annual renewal of
the Short-Term Rental License. The applicable requirements 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 inquiries. For the
initial application renewal every three years thereafter, the applicant must also
comply with the requirements of Section .090.

C. Responsibility. The applicant shall certify that all information 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 regulations, and all other relevant laws.

D. Parking. Proof of required off-street parking shall be required as foliows:
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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 propefty has a Short-Term Rental
License. Off-site parking is subject to the requirements of Subsection
.080(E). e

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 Tiliamook County Public
Works Department. On-street parking spaces shall.be a minimum size
of 8-feet by 20-feet each, or a lesser dimension authorized by the
Tillamook County Public Works Director. 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,

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.

Each'“bff-street par_king space' shail be a minimum of 8-feet by 16-feet and
configured in & manner that ensures parking spaces are accommodated
within the property boundaries.

No STR property shall have more than six (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.

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.
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5. A parking diagram of the approved parking spaces shall be provided to
renters and shall be posted in a prominent location within the shont-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. 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. -

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 2023 Ordinance
and within 90 days of renewal every third year thereafter, the applicant must
obtain and provide to the County evidence of-compliance with the satisfactory
inspections described in Sectlon 090 N

.080 Operational Reqmrements and Standards for Short-Term Rentals. To
qualify to 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 could be grounds for dentat non-renewal or revocation of a Short-
Term Rental L:cense :

A. Maximum Oc.cupa'ncy.' 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 short-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 short-term rental.

B. Regardless of the number of bedrooms, the maximum 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 shall be exempt 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
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two-bedroom dwelling unit is permitted for a maximum 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. Quiet Hours. The hours of 10: OOpm to 7 OOam the followmg day are quiet hours,
and there shall be no amplified music or other noise during.quiet hours that can
be heard beyond the property boundaries of the short-term rental property. The
owner or contact person shall respond to all noise complaints during quiet hours
within 30 minutes of when the County’s STR complaint dispatch center sends a
message about a received: comp!aint regarding the short-term rental. Failure to
respond shall be considered a violation. of this ordinance and subject to the
provisions of Sectlon 130. :

G. Zoning Compliance. The property shall be in compllance 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 Ordinance be construed as a

-land use or deve!opment regulation, nor does prior operation of a short-term
rental give rise to a nonconformlng use right under the County’s land use
ordinance.

B. No unpermitted improvements or bedrooms. All electrical, structural, plumbing,
venting, mechanical and other improvements made to a llcensed short-term
rental shall be fully permitted. Any sleeping area used as a bedroom shall be
inspected and permitted in accordance with the requirements 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 shori-term rental. The
contact person shall notify every renter, in writing, that the non-compliant
bedroom may not be used for sleeping.

|.  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
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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.

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

1. At least one functioning fire extlngmsher shail be acceSS|ny located within the
short-term rental dwelling unit. Extinguisher | must be visible and placed in a
secured location to ensure it is acceSS|ble to renters at all times.

2. All electrlcal outlets. and Ilght SW|tches shall have face plates.
3. The electrlcal panel shall have all cwcuﬁs labeled.

4. Ground Fault Clrcult Inter;yup_ter (GFCI) protected receptacles shall be
provided at outdoor locations and at kitchen and bathroom sinks.

5. Smoke detectors éhall 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. Allfireplaces, fireplace inserts, and other fuel burning heat sources 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.
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9. All interior and exterior guardrails, such as deck railings, shall be able to
withstand a 200-pound impact force.

10. 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,

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

12. The house number shall be prominently dlsplayed and maintained, and be
visible from the road right-of-way. :

K. Emergency Escape and Rescue Openings"'--fof"bedrooms:

1. For all dwelling units constructed atter 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 publlc way or to a yard or court that opens
to a public way. Minimum net clear opening shall be 5.7 square feet.
Minimum net clear height is: 24 inches and net clear width is 20 inches. The
Building Official may allow 5 square feet net clear opening at grade floor

openings or below grade.

2. Forall dwelling unlts constructed prior to the. adoptlon 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 Bulldmg OfflClaI pursuant to the Oregon Residential Specialty Code.

M. Solid Waste Collectlon minimum. serwce requirements. The property owner
shall subscribe to and pay for weekly solid waste collection service by the local
franchise hauler with assisted pick-up provided by the franchise. For the
purposes of this section, assisted pick-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 securable
covers in compliance with franchise requirements that ensure the collected
solid waste is not susceptible to wildlife intrusion and weather elements. 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 products shall not be
placed outside of designated carts/cans.

N. 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:
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1. The Short-Term Rental License registration number to confirm a license has
been issued by Tillamook County, with the date of expiration. The license
shalil 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;

c. Any required information and condltlons specific to the Short-Term
Rental License;

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

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 Department of Community Development at the time
of Short-Term Rental Lice'nSe issuance and renewal

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

O. Exterior Mandatoo/ Post.'ng Exterior 51gnage shall be installed outside of the
dwelling unit and shali be of adequate size so that the following required
information on the exterlor sign is. easuly read from the road right-of-way:

1. The Short-Term Rental License registration number to confirm a license
has been issued by Tillamook County, 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 shornt-term rental;

3. The propert_y address;

4. The name of the contact person (or entity) and a telephone number
(optional).

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.
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Q. No Accessory Dwelling 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.

.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 inspections described in
this section 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 shor-term rental dwelling unit shall obtain
an inspection by the County Building Inspectorto inspect the dwelling unit and
determine 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 or
additions to the dwelling unit. The owner or contact person.shall contact the
Department within thirty (30) days of applying for the license to schedule the
required inspection by the County Building Inspector and ensure that entry to the
dwelling can be granted by a person elghteen (18) years of age- or above

The inspection and cert|f|cat|on shall include compliance with electncal
structural, and ventilation requirements. A Short-Term Rental License shall be
not issued until the short-term rental passes lnspectlon by the County Building
Inspector. :

B. Reinspecﬁon__ He_quirements. In any Case where an inspection is not approved by
the County Building Inspector, the County Building [nspector 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 Communlty Development for a re-inspection. The re-inspection
fee adopted in the Comrmunity 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 denied,
and the property owner must reapply and pay the requisite application and
inspection fees _

C. On-site Septrc 'S.y"‘stem inspection. Unless the dwelling unit is served by a public
or community sanitary sewer system, the existing on-site wastewater treatment
system (septic 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 application submittal.

1. If the system was installed more than five (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
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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 Onsite 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 fulfill this requirement.

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. c

The initial AN or ESER for an ex:stlng short-term rental is requnfed 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 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.Prohibitions. The following are on-going
requirements for the operation of all STRs in Unincorporated Tillamook County.

A. Advertising and Shbn‘-Term Rental License Registration Number. The propenty
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.
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Response to Complaints. The contact person shall respond to neighborhood
questions, concerns, or complaints 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
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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.
Unresolved complaints determined by the STR Administrator to be a violation
of this Ordinance shall be subject to Section .130.

3. 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 avatiable for County inspection
upon request to investigate all compiamts

C. Inspection. Upon application for a Shon Term Rental Lloénse all short-term
rentals shall be subject to inspection by the County STR Admmlstrator for
compliance with this sectron

1. The County’s STR Admlnlstrator may conduct a site visit upon an appllcatlon
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 busrness hours, and with reasonable notice.

2. The County s STR Administrator may visit and inspect the site of a shori-term
rental to ensure compliance with all applicable regulations, during normal
business hours, and with reasonab[e 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. SpeoiﬁoProhibitions;‘ The following activities are prohibited on the premises of a
short-term rental during periods of transient rental:

1. Events. Events and__a'ctivities that exceed maximum overnight 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 in this Ordinance.

110 Implementation of this Ordinance and Application to Short-Term Rentals
Licensed on the Date of its Adoption. All Short-Term Rentals and their
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owners who obtain their first/initial License after the adoption of this 2023
Ordinance shall comply with, or otherwise implement, all provisions in this
Ordinance at the time of licensing and each renewal thereafter. Preexisting valid
licensees existing on the date of adoption of this 2023 Ordinance shall comply
with, or otherwise implement, the requirements of Section .070 (Application
Required and Burden for Application Approval and License Renewal) and
Section .080 (Operational Requirements and Standards for Short-Term Rentals)
beginning with their first renewal after January 1, 2024 and every year
thereafter. Preexisting valid licensees existing on the date of adoption of this
2023 Ordinance shall comply with, or otherwise implement, the requirements of
Section .080 (Additional Inspections Required) begrnnrng with their first third-year
renewal after January 1, 2024 and every three years thereafter.

.120 Violations. In addition to complaints related to nwsance and noise and other
violations of Tillamook County Ordinances; the followmg conduct constitutes a
violation of this Ordinance and is a c:val infraction:

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

B. Representing, advertrsrng or holgmg-out a dweltmg unit as available for
occupancy or rent as a short-term rental where the owner does not hold a valid
Short-Term Rental chense |ssued underthrs Ordlnance

C. Advertising or rentrng a short term rentat ina manner that does not comply with
the standards of this Ordlnance :

D. Failure to comply with the s.ubstantive" 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 allows the use of, or advertises, the
propenrty in violation of this Ordinance is subject to the enforcement authorlty of
the STR Admlmstrator

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 shall 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 violation(s) within a 12-month period is
subject to a fine up to $250 per violation.
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3. Athird occurrence and all subsequent occurrences of violation(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.

2. Three (3) or more verified violations of any Iocal ordlnance state or federal
regulation within a 12-month period. :

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

4. Such other violations of this Or&inance of sufficient severiﬁr in the reasonable
judgment of the STR Administrator, ‘50 as to provide reasonable grounds for
immediate revocation of the license.

5. Upon an emergency suspensmn or revocatlon of a Short-Term Rental
License deemed necessary by the STR Admlnlstrator for public health and/or
safety reasons; short-term rental activity shall cease immediately. If
suspended, the short-term rental shall not be rented or used as a short-term
rental until the emergency that eXlStS has been resolved to the satisfaction of
the STR Admlnlstrator

D. Notice of Dec:sron 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 netice 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 chal_lenged, 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 Hearings Officer shall be responsible for
deciding all appeals under this Ordinance.

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

D. Fee for Appeal. The County shall establish a fee for filing an appeal as
established by Board Order, 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 confiict with this section, including but not Ilmlted to time limitations on oral
testimony and on written argument. B

F. Hearing. Within 35 days of receiving the hotlce 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 opportunlty to present ewdence 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 TranS|ent Lodging Tax records, and
complaints about the short-term rental or propernty.

H. Standard of Rewew and Decision. The STR Heanngs 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
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. If 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 short-term rental may continue under the
Shont-TermRental License.

|. 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.
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.160 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 shall take effect immediately upon passage by the
Board of County Commissioners on the date of its adoption.

Date of First Reading: May 30, 2023.

Date of Second Reading: June 13, 2023.

Date of Third Reading: July 6, 2023.

ADOPTED this day of 2023,

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

/

Erin D. Skaar, Chair .
Mary Faith Bell, ViCe_Chair
David Yamamoto, Commissioner
ATTEST: Tassi O’Néxil,‘Count;/“G_lerk APPROVED AS TO FORM:
By —

Special Deputy William K. Sargent, County Counsel
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Public
Comments
Receilved
June 13
to
June 29



L!nn Tone

From: Stephen Piucci <steve@piucci.com>

Sent: Thursday, June 29, 2023 3:42 PM

To: Lynn Tone; publiccomment@co.tillamook.or.us
Subject: EXTERNAL: July 6 STR meeting

[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 Ms. Tone and Commissioners:
Below is a copy of our previous public comment. | have added an update.

“As a North Coast property owner for the last 25 years, in three different “second homes”, our family has been proud to
pay taxes in Tillamook County, and though we live in Portland, have always felt pride of ownership, community and
dedication to the coastal way of life.

In the last two homes we’ve owned, we have had short term rentals, {by the way, without any neighbor complaints,
including the last year in the Neahkahnie neighborhood). We are managed by an excellent company, Manzanita Beach
Getaway, whose owner and staff feel as we do about the importance of following the rules and taking care of the
property and being considerate of the community .

Additionally, having been coming to the Manzanita area since 1977, we remember a day when there were no jobs to
speak of around these parts. In fact, there were few stores and not much economic vibrancy until the 90's. Since then,
Manzanita , pre-Covid, had become a thriving place, helped significantly by the STR tourism driven economy. We
acknowledge a big problem (that will not be solved by capping or otherwise stifling property rights - an unconstitutional
taking?); that is, affordable housing. If you wish to improve life in our communities, especially in North County, efforts to
provide affordable housing will be far more helpful than trying to limit reasonable economic activity. Perhaps STR’s are a
place to look for some of that money?

Thank you for your consideration.”

Addendum: Perhaps | am looking at this in too basic a fashion but [ am wondering:

1. What really is driving this push to torture STR owners?

2. The big problem with the north coast is lack of basic housing for low and medium income people. Changing STR
rules will only make this problem worse. Less consumers will be coming to the coast and property values will fall.
There will be less jobs. .

3. We would not have bought our new home on Neahkahnie Mountain if we could not have STR’s.

Steve Piucci
Melissa Powers

Steve Piucci, attorney
PIUCCI LAW
900 SW 13" Suite 200, Portland, OR 97205



ann Tone . —

From: Terri Warren <twestover@mac.com>
Sent: Thursday, June 22, 2023 7:35 AM

To: Lynn Tone

Subject: EXTERNAL: note to the commissicners

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

Good morning,

| served on the STR Advisory Committee representing our dear town of Oceanside. | was proud to have the opportunity
to be on this committee and though at times, it was unpleasantly contentious, | consistently tried to find a middle ground
on the issues we discussed but sometimes, the middle ground was just too elusive. While | recognize there are people
on bhoth side of this argument that are unhappy with the results, I think some progress was definitely made. This is just,
by nature, a tough topic - maney, privacy, freedoms, livability, all mixed into discussion.

There are a couple of issues that continue to be troubling to my Oceanside residents.

First, people who hold STR permits but don’t use them often, would prefer not to be required to pay for weekly garbage
service. Changing the weekly garbage requirement to periods of time when the house is being used as an STR would be
both logical and a reasonable compromise. For example, if an owner uses their home mostly in the spring and summer
and rents periodically in the summer, it seems unjust to require them to have weekly garbage service all fall and winter
when no one is there.

Second, many are still quite concerned about the daytime noise issue. There are times, during the summer, when STRs
produce very loud music during the day, ioud enough that those of us in our homes find it really uncomfortable. The
recommendation that there be noise limits from amplified sound devices was dismissed by the commissioners but |
sincerely hope it will be revisited. While dog poop in your driveway and garbage pouring out of cans are very
unpleasant, noise and music from speakers that penetrate the walls of the home is really unacceptable. 'm hoping the
commissioners will revisit this issue and provide a method of relief, when the too loud music is coming from STRs.

On another note, | would like to say that Sarah Absher could not have been a more gracious, practical and patient guide
for our group. Had | been in her position, | would have lost my patience many times, but she never did, not once. You all
should be so proud of the work that she did with the Advisory Committee

Thank you for your consideration of these issues.

Terri Warren
503-701-2798



ann Tone -

From: JERRY KEENE <jerrykeene@aol.com>

Sent: Wednesday, June 21, 2023 8:14 AM

To: Lynn Tone

Subject: EXTERNAL: Public Comment for STR Hearings

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

Commissioners:

| have served on the county STR AdvisoryCommittee representing central County since 2018. | also served as the
President and am now Vice President of the Oceanside Neighborhood Association {our land use Citizens Advisory
Committee), which has conducted and submitted two comprehensive community surveys reflecting the views of
hundreds of local residents and short term rental owners on issues addressed in the current revisions to Ordinance
84. Based on the experience and insights this work has afforded, | offer the following comments:

1. Don’t make the perfect the enemy of the good. Tillamook County is far ahead of the curve in addressing STR issues,
with few models from other communities to draw on. When you break new ground, you have to be willing to embrace
creativity, make mistakes and then learn from them. These proposed revisions represent a good faith effort to balance
competing - well actually colliding - interests. They are worth a try, and the ordinances can always be amended or
refined based on experience over time.

2. Utilizing STR income to pay for a second home is a business model, not a “right.” Many STR owners who assert that
right in Tillamook County would be the first to deny it to homeowners neighboring their primary homes in Portland,
Seattle or elsewhere. Those of us who sold or have foregone a primary home elsewhere to afford one here do not owe
anyone the opportunity to buy second homes they cannot afford unless paid for by someone else. Those who assert
that coast property is just different would argue otherwise if STR view properties were permitted next to their primary
homes in the West Hllls, on Lake Oswego or on Lake Washington in Seattle. Oceanside, Pacific City and Neskowin are
not merely “resort communities,” and residents may legitimately resist the efforts of investors to reduce them to such.

3. Please consider restoring the daytime “noise” ordinance. 1n so doing, please be sure you understand that, despite its
lengthy text, the only noise it addresses is that of excessively loud sound devices (i.e. sound systems) - not transient or
incidental noise from the activities of daily living, like lawn mowers or loud conversations. (Your brief deliberations
suggested you assumed it was broader in scope.) As worded, it only applies to sound from specific devices that

are intentionally designed and used to amplify sound. It is reasonable and practical to curb excessive use of such
devices.

The STR included this rule as a targeted response to the surveys which unanimously identified loud parties, and
particularly loud outdoor music, as one of the top complaints residents have about STRs - both now and in 2018. It
defies logic {and breaks faith with residents who've long awaited a solution) to omit any rule addressing loud party
music based on the minority of instances where STR visitors would ignore a phone call from the management company
advising them to turn down their music. That is the tail wagging the dog.

in terms of subjectivity, | previously submitted language effectively limiting the rule to music loud enough to hear (and
therefore record} inside neighboring houses. That virtually eliminates subjectivity - or at least to the same extent that
the “quiet hours” standard does. Please don’t deprive residents of any right to complain and obtain relief from loud
music played outdoors by STR visitors simply because a few violators might resist enforcement.
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4. As a retired attorney, | wrote or received hundreds of portentous missives like the one submitted by the lawyers for
Oregon Coast Hosts. Don’t be impressed by their assertions about the “clear” law that applies. They are paid for such
certitude, which is much different than certainty. The letter is a casebook example of “bootstrapping.” The cases they
cite in their circularly reasoned argument are actually more aligned with Dan Kearns’ description of the law. Based on
having been on both the sending and receiving end of such letters, | can assure you of one thing. If the law were a clear
as Coast Host counsel assert, their letter would have been half as long.

Respectfully,

Jerry Keene
QOceanside



Sarah Absher, CFM Director June 12, 2023
Tillamook County Department of Community Development

1501-B Third Street

Tillamook, Oregon 97141

RE: .Public Comments on Proposed Short Term Rental Permit Ordinance #84, Amendment #2,
DRAFT Dated 5/30/23
33580 Madrona St, Pacific City, TL# 451124AD1300

Dear Ms. Absher,

Please accept this letter as public comments on the draft Tillamook County Short Term Rental {(STR) Permit
Ordinance #84, Amendment #2 dated 5/30/23.

As reference, we would like to bring attention to our letter dated 2/25/23 concerning a previous draft version
of the ordinance that we submitted for inclusion into the written record, as many comments in that letter
also pertain to the current draft, Amendment #2. Per the previous letter, we own property at 33580
Madrona St, Pacific City, TL# 451124AD1300 and have a valid STR permit on the property.

Concerning the current draft, Amendment #2 we have the following comments and suggestions:

ISSUE: STR rules should apply ONLY during short-term rental use.

QUESTION: When occupying and residing in our house and property any time during the year when the
house is not rented on a short-term basis, do STR rules apply to us? In our case, we currently [ease the house
on a short-term basis only for about 12 weeks a year during the summer season. In the remainder of the
year or at any time during the year that it is not rented are we and our family members required to meet the
standards outlined for short term renters? From our reading, it appears the draft ordinance is written so that
short term use is regulated even if the dwelling is not being rented. This is problematic and an attempt to
implement land use regulations under the guise of a business license supposedly regulating a specific activity
(renting a dwelling for less than 30 days). Why should our property rights be infringed during our personal
use and we be held to a different standard than another property owner who occupies or resides in their
house for issues such as parking, noise, number of bedrooms, number of people in the dwelling, requirement
for trash service etc. simply because we have a STR license during the time that we are not exercising the
activity the license regulates (renting for 30 days or less)?

Garlinghouse Public Comments #2 to Tillamook CO Proposed STR Permit Changes 6/12/23
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requirements contained within a STR license so long as they do not receive rent. The County has stated
that STR use will be a business license, not a land use action or rules. If that is the case then changes to
the draft ordinance are necessary because otherwise the County is clearly restricting property rights and
enacting land use rules under the guise of a STR License.

SUGGESTION:

Amend Section 0.030.Z Short Term Rental Definition to read: ““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 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 to lease or rent a dwelling unit for a
period of 30 or fewer nights. Short-Term rental use is a type of “vacation occupancy” as defined in ORS
90.100.”

AND

Strike the following words from Section 0.040 “.. or otherwise make available or alfow any other person
to make available for occupancy or use”

AND

Amend Section 0.110.B to read: “Representing, advertising, leasing, renting or receiving money for
occupancy of a dwelling unit as a short-term rental where the owner does not hold a valid Short-Term
Rental Licensed issued under this Ordinance”

ISSUE: The definition of a Bedroom needs to be modified because it isn't broad enough:
- Section 0.030 Definitions:

D. “Bedroom”: under the definition a bedroom is require to have “.. A built in closet, clothing closet
organizer, amorie or similar clothing rack or clothing storage unit.”

COMMENT: This portion of the definition should be eliminated as many STR’s have lofts that are clearly
sleeping areas, were originally designed as a sleeping area and they don’t contain a closet. Further, we
are talking about short-term occupancy, several days or a week, so it is not necessary for such use to
have a closet. Many motels, hotels etc. have beds in rooms that do not meet this definition.

SUGGESTION: Eliminate this sentence in the definition of bedroom as it is not necessary and not
pertinent. STR rules pertaining to the number of people allowed in the dwelling are sufficient to address
concerns.

Garlinghouse Public Comments #2 to Tillamook CO Proposed STR Permit Changes 6/12/23
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Our neighborhood in Pacific City has historically been a neighborhood of short-term occupancy, not a
neighborhood of permanent residents. We have owned our property for 30+ years (since 1992) and
during that entire time there have never been more than 3 or 4 houses occupied by permanent residents
out of a total of approximately 80 parcels in our immediate neighborhood bounded by the Cape Kiwanda
parking lot, ocean, Cape Kiwanda Dr. and Shorepine Village property. Roughly 90 to 95% of the
properties in our neighborhood have always been short-term occupancy use throughout the years.
Further, of all the places in Tillamook County and in Pacific City, our neighborhood is best suited for full
STR occupancy due to the proximity of the ocean, Cape Kiwanda, the Pelican Pub, separation from other
neighborhoods by Cape Kiwanda Drive and the ability to walk to most things a visitor may want to utilize
in Pacific City. We think that it makes sense to establish a no STR cap area for our neighborhood and we
propose extending the no STR cap area south of our neighborhood to the extension of Pacific Avenue
from the river bridge to the ocean.

SUGGESTION: There should be a public 'process to develop locations and numbers to cap STR’s. The final
decision on location and caps should be made by the County Board of Commissioners, not
administratively. The County should not limit or cap the number of STR licenses allowed in the area
bounded by Cape Kiwanda on the north, Pacific Ocean on the west, the extension of Pacific Avenue from
the bridge over the Nestucca River to the ocean on the south and Cape Kiwanda Drive on the east.

ISSUE: Noise standards in the draft ordinance are subjective, arbitrary and not measurable. The County
needs to enact a countywide noise ordinance that applies to all if it wishes to apply noise standards to
STR’s.

- Section 0.080.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 0.130.”

- Section 0.100.D.3 Specific Prohibitions: “Unattended barking dogs”

COMMENT: There are a whole host of issues and problems with the text of section 0.080.F. There is no
defined noise standard. What is called out as a noise standard is subjective, arbitrary and not
measurable. We understand and agree that unreasonable noise can be an issue, but the same applies to
everyone. What is unreasonable to one person may be reasonable to another or the majority of folks.
Why are STR’s singled out? What about my STR guests? Why should they be subjected to the noise of a
neighbor’s party and music from a non-STR dwelling with no recourse because the County doesn’t have a
noise regulations that apply to anyone except STR’s. Why should my STR guests be subjected to an
unattended barking dog on a non-STR dwelling and we have no recourse because the County only
prohibits unattended barking dogs on STR’s. The statement that there is a violation if the contact person

Garlinghouse Public Comments #2 to Tillamook CO Proposed STR Permit Changes 6/12/23
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not small minor work at a STR. This requirement is a big burden. Besides, why are STR’s being singled
out to meet standards for permits and work if those standards are not required by the permit covering
the work?

SUGGESTION: Strike the sentence requiring that electrical work be performed by a licensed electrician
from section 0.080.1. Doing so will not change the requirement that STR's obtain building, electrical,
plumbing permits etc. and meet the requirements of those permits which are in place to insure safety
concerns.

ISSUE: The required minimum response time by the contact person should be reasonable and realistic. 30
minutes per the draft IS NOT REALISTIC NOR REASONABLE. A STR complaint IS NOT an emergency and
shouldn’t be treated as such. A STR complaint is a nuisance issue.

- Section 0.080.) Contact information: “.. The contact person shall respond/answer immediately to o
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.” AND “.. Failure to maintain current and correct contact information for the
contact person with the County, failure of the contact person to respond immediately to o telephone

_complaint, or failure to arrive at the property within 30 minutes of being summoned shall be a
violation of this Ordinance.”

COMMENT: An STR complaint isn’t an emergency by anyone’s definition. At worst, an STR violationisa
nuisance issue. It is our experience that no Tillamook County Department including the Sheriff is able to
respond to non-emergency compiaints within 30 minutes, so why are STR owners being singled out to do
something the County itself isn't able to do? The response required by the contact person should be the
same that is expected by a County official for a nuisance complaint, Since the County is not willing or
able to provide a time period for their resolution of nuisance complaints, we don’t believe it is fair or
appropriate to apply a different standard to the STR contact. There isn’t perfect, complete or always
reliable cell coverage throughout the county and people have the right to live their lives without sitting in
cell coverage on the remote chance there will be a complaint. The County’s complaint records of past
STR issues show that the proposed 30 minute response requirement is unreasonable.

SUGGESTION: Amend the first sentence to read: “ The contact person wifl respond to the complaint
within a reasonable time period and attempt to the resolve the complaint as soon as possible with a goal
of resolution within 24 hours.” Strike the last sentence completely as it is unnecessary, repetitive and
unreasonable.

Garlinghouse Public Comments #2 to Tillamook CO Proposed STR Permit Changes 6/12/23
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SUGGESTION: Amend this section to read: “A property owner or authorized agent shall file a written
notice of appeal, including a written description of the legal basis for the appeal, no later than 45
calendar days after the license application, license renewal or other determination being appealed was
issued. This requirement is jurisdictional and late filings shall not be accepted.”

Thank you for the opportunity to comment and discuss our concerns about proposed changes to STR

regulations.
/ % g g{?ﬂw«,

Keith D. and Joyce E. Garlinghouse

Tillamook County Property Address: 33580 Madrona St, Pacific City, OR 97135

Mailing Address: 21830 Abiqua Rd NE, Scotts Mills, OR, 97375, Keith: kdg873@yahoo.com (email), Joyce:
jeg873@yahoo.com (email)

Garlinghouse Public Comments #2 to Tillamook CO Proposed STR Permit Changes 6/12/23
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| am Dianne Bloom and | am a full time resident in Neahkahnie for the past 12 years. |am a
past 10 year member of the Nehalem Bay Health Center and Pharmacy Board and an active
member of the Emergency Volunteer Corp of Neahalem Bay. For the past 11 years, | was the
Administrator for the Nehalem Bay Medial Reserve Corp, the medical branch of EVCNB. Our
jobisto provide emergency planning and medical care for our community in the event of a
disaster such as a Tsunami, severe storms or other unanticipated needs. We ran or Staffed
Covid Vaccination Clinics for Tillamook County Community Health for well over a year. Our
Volunteers came from full and part time community members, not renters.

| applaud the county with addressing Short term rentals. Toc many short term rentals are
limiting the number of homes available to full time and part time home owners who are willing
to invest in our community preparedness. Our volunteers that support our community come
from the community, not from vacationers. The workers for our restaurants and stores need
homes to rent and buy, our firefighters, policemen and city workers can’t afford to live here,
because available rental housing is taken up by vacation rentals.

David Boon, in his letter to the STR Committee and the Commissioners dated §/31/2023,
outlined the data in hard cold facts on how short term rentals have adversely affected our
Neahkahnie community. With out the limitations listed in Ordinance 84, the quality of life in our
community will be greatly affected. | encourage you to accept Ordinance 84, at least it's a start
at improving the livability of our community.

Respectfully submitted,

Dianne R Bloom BSN, MSN, CNM
37430 3Rd St

Neahkahnie Beach

Nehalem OR 98131
503-801-4080



STR Statement

STR’s are simply an insidious/indirect TAX impose by the most
powerful yet greedy lobby in the state - TOURISM. Rather than
having the tourism industry pay their fair share of the ware and
tear that tourism causes our communities, we have to tithe back
to the tourism 70% of the TLT so that they can attract more
tourist to grind down our deteriorating infrastructure that now has
to be repaired by local citizens out of their local tax dollars.

To feed this averist the Tourism Lobby insists that it has a right to
encourage individual private economic enterprise in my private
neighborhood with all the economic advantages going to them
and we are left to deal with the negative consequences of over
crowding, litter, noise, property destruction but worst of all the
accelerated depletion of our Natural Resources such as fresh
water and worker housing.

It is time to rescind the TLT and focus on actual community
development and enterprise requiring real skills that will be of
substantial benefit to future generations rather that condemning
them to a future of minimum wage tourist jobs.

John M Bloom
37430 3 St
Nehalem, OR 97131



To: Tillamook Board of County Commissioners
Tillamook County Community Development
publiccomments@co.tillamook.or.us
mibell@co.tillamook.or.us
dyamamoto@co.tillamook.or.us
eskaar@co.tillamook.or.us
sabsher@co.tillamook.or.us

From: Amie Achtymichuk
1455 alder street Oceanside OR
Short Term Rental Owner

Re: Support for all comments and legal concerns submitted by Oregon Coast Hosts

My name is Amie Achtymichuk and I am Short Term Rental Owner. I am not a Tillamook voter.Many of
these issues were raised at the last hearing and in hundreds of public comments, but the new draft does
not address them. As written, if this draft proceeds to a vote and is approved, then there may be litigation.

My family has owned this property since 2016. This is our familys second home that we spend many
summer nights at. Having it STR when we are not using it is the only way we can afford to keep this
home. Losing the STR would be losing our ability to own this home and enjoy with our family and future
family members to come.,

These are my top 3 general concerns:
¢ Replacement of current permits with licenses
¢ Restrictions on transferring property with the STR permit intact are unlawful
* No evidence to support restrictive new regulations - only 9 violations in 4+ years

These are my top 3 operational specific concerns: ,

o Provision is needed to protect STRs from harassment via unfounded complaints.

e 24/7 Contact Person - The immediate response requirement is unreasonable; even first-responders
(Fire, Sheriff and Ambulance) cannot respond that quickly every time. $100 charge to change
contact person will discourage frequent changes, which are necessary due to 24/7 requirements.
An online registration which allows owners or property managers to login and update the contact
person in real time is an ideal solution that can be integrated with Granicus.

e Revocation for 3 or more verified violations of ANY local ordinance, state or federal regulation
within a 12-month period

I support fair and balanced STR regulations. Balancing the historic seasonal home ownership of our
community with property rights and livability can be done with evidence-based regulations and
enforcement. To truly impact livability, the rules regarding top nuisance concerns need to apply equally to
all homeowners and residents.

Sincerely,

Amie Achtymichuk



Lynn Tone

- .
From: baltizaar09@gmail.com
Sent: Thursday, June 15, 2023 11.07 AM
To: Lynn Tone
Cc: Tiffanie Hoffmeyer
Subject: EXTERNAL: Re: EXTERNAL: Admission for 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.]

Thank you Ms Tone,
Hereis
My written testimony:-

Hello everyone, | wanted to give our story of our newly purchased small STR in an unincorporated area of Nehalem,
placed in the hands of the voting community. After reading a lot of the email comments it’s very soul wrenching to
witness such anger & venom towards STR owners. My wife is an emergency room nurse saving lives every day in 12 hour
shifts & | have worked in kitchens since | was 13 years old in Europe. I'm now 57! We have saved & put every penny into
our STR home, | have never done any remodeling or tiling but to save money | studied, you tubed, tiled, floored,
gardened, painted, fenced, every day throughout the winter months and yesterday just put the finishing touches to
hopefully begin renting to visitors. | want our guests to have an incredible experience in our area, promoting all of the
local Stores, restaurants, bakeries retail shops etc. | have visited all our neighbours and hosted a barbecue ‘thank you
party’ for them and anyone who had helped advise & support me. My name & phone is Posted big & bold outside the
home and if anyone should have any disturbance, | will be 100% accountable & immediately involved. | will monitor all of
the incoming guests to make sure they are the right fit. This is not about greed or disregard for my community of which
many write! This is my only income! My body is broken from too many years serving in the hospitality industry, | am
100% involved in making my home work in the community.

Several folk have written if | did not have an additional Home then a local could have bought it! This home was on the
market for over 6 months & no local came forward. It needed fixing up and i did that work!

Next response is ‘well if we take away the STR then you would rent to a local’. Again misinformed, | would need to cover
my mortgage and taxes and expenses. There is a house next door to my home for rent since February and has ONLY just
rented out to new arrivals into the area, so where are the locals grabbing these opportunities!

This is an expensive area similar to Napa Valley, where | was a chef instructor. | drove an hour and half each way from an
apartment and area | could afford. So please all you ‘haters’ out there, please take into consideration folk such as myself
& wife. Please vote for this regulation to pass so we can continue respectfully with our STR business & fine heavily those
owners who do not respect the unincorporated areas or any neighbours for this matter, so everyone is held accountable.
Personally | would be very upset if a mismanaged STR opened up Next to my Home. Everyone has to take responsibility
for our community & neighbours whether it’s dogs barking, noise pollution etc.

| thank you for reading the other side & please vote to continue STR’s and bring more revenue to our much needed area.
The next small hamlet over is Wheeler which is almost bankrupt, with no STR’s, few stores, lots of closed store fronts &
little Revenue! Thank you with much gratitude & hope & love for my area & county.

Sarah Frances
International Culinary Chef
Maitre d’ Instructor
Private Cooking Classes

>0nJun 15, 2023, at 10:52 AM, Lynn Tone <ltone@co.tillamook.or.us> wrote;
. _



> You can submit written testimony to directly to me.
> ‘

> From: baltizaar09 @gmail.com <baltizaar09@gmail.com>

> Sent: Thursday, June 15, 2023 10:14 AM

> To: Lynn Tone <ltone@co.tillamook.or.us>

> Subject: EXTERNAL: Admission for STR

>

> [NOTICE: This message originated outside of Tillamook County -- DO

> NOT CLICK on links or open attachments unless you are sure the content
> |s safe.]

>

> Good morning Ms Tone,

>

> As we .
> Missed the deadline for in person admissions for the STR votes, could you please give the info on how to submit a
written statement.

>

> Thank you kindly

>

> Sarah Frances

> International Culinary Chef

> Maitre d’ Instructor

> Private Cooking Classes



Lynn Tone

R D |
From; Public Comments .
Sent: Wednesday, June 14, 2023 11:28 AM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: STR comments

From: Steve <swoods.home@aol.com>

Sent: Wednesday, June 14, 2023 10:17 AM

To: Public Comments <publiccomments@co.tillamock.or.us>
Subject: EXTERNAL: STR 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: Tillamook Board of County Commissioners
Tillamook County Community Development

publiccomments(@co.tillamook.or.us
mfbell@co.tillamook.or.us

dyamamotof@co.tillamook.or.us
eskaar@co.tillamook.or.us
sabsher(@co.tillamook.or.us

From: Stephen Woods
Lot 211 in south beach neskowin
Tillamook County Landowner

Re: Support for all comments and legal concerns submitted by Oregon Coast Hosts

My name is Stephen Woods and I am a Tillamook County Landowner. Many of these issues were raised at the last
hearing and in hundreds of public comments, but the new draft does not address them. As written, if this draft proceeds to
a vote and is approved, then there may be litigation.

My family has owned this property since 2015. My property is 42 acres bordering Cascade Head with a magnificent view
of the Oregon Coast.

These are my top 3 general concerns:
» No evidence to support restrictive new regulations - only 9 violations in 4+ years
» Replacement of current permits with licenses
* Vacation rentals have always been allowed in Tillamook County

These are my top 3 operational specific concerns:
* 24/7 Contact Person - The immediate response requirement is unreasonable; even first-responders (Fire, Sheriff
and Ambulance) cannot respond that quickly every time. $100 charge to change contact person will discourage
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frequent changes, which are necessary due to 24/7 requirements. An online registration which allows owners or
property managers to login and update the contact person in real time is an ideal solution that can be integrated
with Granicus. : : -

* The maximum occupancy fails to account for unique, over-sized properties where short term rental is the bona
fide “highest and best” use.

» Provision is needed to protect STRs from harassment via unfounded complaints.

1 support fair and balanced STR regulations. Balancing the historic seasonal home ownership of our community with

property rights and livability can be done with evidence-based regulations and enforcement. To truly impact livability, the
rules regarding top nuisance concerns need to apply equally to all homeowners and residents.

Sincerely,

Stephen Woods



Lynn Tone

.
From: Sarah Absher
Sent: Woednesday, June 14, 2023 9:45 AM
To: Chris Silkowski; Lynn Tone
Subject: STR public hearing
Thank You Chris,

And thank you for your time serving on the Neskowin CAC.
Sincerely,

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

Tillamook, OR 97141

Phone (503) 842-3408 x3412
sabsher@co.tillamook.or.us

From: Chris Silkowski <csilkowski@gmail.com>
Sent: Sunday, June 4, 2023 12:47 PM

To: Lynn Tone <ltone@co.tillamook.or.us>

Cc: Sarah Absher <sabsher@co.tillamook.or.us>
Subject: EXTERNAL: STR public hearing

[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 Ms. Tone

My wife and | have lived in Neskowin since 2018 after building 2 home on a lot we purchased in 2005. We moved to the
area for quality of life and continue to work remotely from home. Prior to moving to Neskowin, we owned a home in
Lincoln City that we rented out as a part-time short-term rental,

| have a conflict that prevents me from attending the hearing on June 13™, however, | would like to voice my
appreciation for Ms. Absher and the Commissioners for attempting to address the issues caused by the recent influx of
short-term rentals along the coastal communities.

The draft ordinance provides a good balance between STR properties and non-STR properties and enhances livability for
full-time residents. Although | would have liked to have seen a cap on the number of days an STR is rented (like what we
were subject to in Lincoln City), | feel that the draft ordinance can be used as a model for other communities across the
country that are impacted by STRs.

Thank you for your time and your continued efforts on this important matter.



Best regards,
Chris Silkowski



Sarah Absher, CFM Director June 12, 2023
Tillamook County Department of Community Development

1501-B Third Street

Tillamook, Oregon 97141

RE: Public Comments on Proposed Short Term Rental Permit Ordinance #84, Amendment #2,
DRAFT Dated 5/30/23
33580 Madrona St, Pacific City, TL# 451124AD1300

Dear Ms. Absher,

Please accept this letter as public comments on the draft Tillamook County Short Term Rental (STR) Permit
Ordinance #84, Amendment #2 dated 5/30/23.

As reference, we would like to bring attention to our letter dated 2/25/23 concerning a previous draft version
of the ordinance that we submitted for inclusion into the written record, as many comments in that letter
also pertain to the current draft, Amendment #2. Perthe previous letter, we own property at 33580
Madrona St, Pacific City, TL# 451124AD1300 and have a valid STR permit on the property.

Concerning the current draft, Amendment #2 we have the following comments and suggestions:

ISSUE: STR rules should apply ONLY during short-term rental use.

QUESTION: When occupying and residing in our house and property any time during the year when the
house is not rented on a short-term hasis, do STR rules apply to us? In cur case, we currently lease the house
on a short-term basis only for about 12 weeks a year during the summer season. In the remainder of the
year or at any time during the year that it is not rented are we and our family members required to meet the
standards outlined for short term renters? From our reading, it appears the draft ordinance is written so that
short term use is regulated even if the dwelling is not being rented. This is problematic and an attempt to
implement land use regulations under the guise of a business license supposedly regulating a specific activity
(renting a dwelling for less than 30 days). Why should our property rights be infringed during our personal
use and we be held to a different standard than another property owner who occupies or resides in their
house for issues such as parking, naise, number of bedrooms, number of people in the dwelling, requirement
for trash service etc. simply because we have a STR license during the time that we are not exercising the
activity the license regulates (renting for 30 days or less}?
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ISSUE: Amend various sections of the proposed ordinance so the County IS NOT enacting land use
regulations under the guise of a STR License.

- Persection 0.020.C: Purpose and Scope: “A short term-rental license is a revocable permission to
operate a short-term rental but only as provided in the Ordinance”.

SUGGESTION: Amend the ordinance to make it clear that standards for STR's apply only during the
licensed activity, i.e. during short-term rental of the property.

COMMENT: If STR regulations are applied to properties that hold STR licenses while the property is
occupied by the owner for personal use and is not rented, the county is clearly applying land use rules
but only to certain properties not uniformly under the guise of a revocable license. In our opinion, under
that scenario it is likely property owners will have a takings claim regardless of the County claim it can
avoid the takings risk by calling the STR permit a license. A business license such as the proposed STR
license can regulate that activity (short-term rental of dwellings), but it cannot regulate land use when
the activity (short-term rental of dwellings) is not occurring. STR’s as a license with revocable permission
cannot apply land use regulations to property owners when they use and reside on their property or lend
their property to others for use without receiving rent.

- Section 0.030.Z Short Term Rental Definition: “"Short-Term-Rental” or “STR” means the transient
rental of o 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 traveler’s
accommoduations 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 dwefling 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.”

- Section 0.040 Annual Short-Term Rental 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.”

- Section 0.120.B Violations: “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 ;
Licensed issued under this Ordinance.”

COMMENT: These sections together stipulate that no property owner can let their family and friends etc.
use their house for 30 or fewer days even if no money or other valuable consideration is exchanged
unless they have a STR license. A revokable license can regulate the activity but cannot regulate use of
the land when the licensed activity is not occurring. In the case of STR’s the activity is dwelling rental for
30 days or less. Of course, a property owner has the right to let family and friends use their house for as
short or long as they wish without the requirement of obtaining a STR and they are not restricted to the
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reguirements contained within a STR license so long as they do not receive rent. The County has stated
that STR use will be a business license, not a land use action or rules. If that is the case then changes to
the draft ordinance are necessary because otherwise the County is clearly restricting property rights and
enacting land use rules under the guise of a $TR License,

SUGGESTION:

Amend Section 0.030.Z Short Term Rental Definition to read: ““Short-Term-Rental” or “STR” means the
transient rental of o dwelling unit in its entirety for a period of 30 or fewer nights per manth but does not
include a Hosted Homeshare, a bed and breakfast enterprise, hotel, motel or other types of traveler’s
accommadations for which a state license has been granted under Oregon Administrative Rule, Chapter
333, Division 29. Short-term rental includes advertising, offering to lease or rent a dwelling unit for a
period of 30 or fewer frights. Short-Term rental use is o type of “vacation occupancy” as defined in ORS
80.100.”

AND

Strike the following words from Section G.040 “.. or otherwise make available or allow any other person
to make available for occupancy or use”

AND

Amend Section 0.110.B to read: “Representing, advertising, leasing, renting or receiving money for
occupancy of a dwelling unit as a short-term rental where the owner does not hold a valid Short-Term
Rental Licensed issued under this Ordinance”

ISSUE: The definition of a Bedroom needs to be modified because it isn’t broad enough:

- Section 0.030 Definitions:

"

D. “Bedroom”: under the definition a bedroom is require to have “.. A built in closet, clothing closet
organizer, amorie or similar clothing rack or clothing storage unit.”

COMMENT: This portion of the definition should be eliminated as many STR’s have lofts that are clearly
sleeping areas, were originally designed as a sleeping area and they don’t contain a closet. Further, we
are talking about short-term accupancy, several days or a week, so it is not necessary for such use to
have a closet. Many motels, hotels etc. have beds in rooms that do not meet this definition.

SUGGESTION: Eliminate this sentence in the definition of bedroom as it is not necessary and not
pertinent. STR rules pertaining to the number of people allowed in the dwelling are sufficient to address
concerns.
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ISSUE: The transfer of an existing STR License to a family member of the original STR Permit hoider that
preexisted this ordinance SHOULD BE ALLOWED WITHOUT RESTRICTION which we believe is the intent of
this draft, however, a modification to the definition of “Transfer” is needed to cover all the possibilities of
family to same family STR transfers.

COMMENT: Families who own beach property on the Oregon coast typically need some STR income during
the year to be able afford the property. The STR income helps pay property taxes and insurance and if
enough income is generated, some income can be set aside to pay for maintenance and upkeep such as roof
and siding replacement and repairs as coastal dwellings take a beating. This is certainly the case for us.
Many folks have the goal to keep their property within the family when they pass. We believe the intent of
the draft ordinance is to honor families who previously obtained a STR permit and wish to maintain their
property. Many families create “Trusts” or “LLC’s” as generation ownership becomes diluted from the
original parent to protect and provide use equity to all family members due to legal issues associated with
cotenant ownership. The definition of “Transfer” should be broadened to cover transfer of family ownership
to a family Trust or family LLC or similar legal entity. We do not otherwise object to the proposed transfer
rules,

- Section 0.030.DD “Transfer”: “Transfer” means a change in ownership of the property where the
dwelling licenses as a Short-Term Rental is located that that occurs after the effective date of this
ordinance. A change in ownership does not include o change in owners on title resulting from death,
divorce, marriage or inheritance.”

COMMENT: The definition of transfer does not go far enough to protect families trying to maintain their
property and STR within their family for a family to same family transfer.

SUGGESTION: Amend the second sentence to read: “A change in ownership does not include a change in
owners resulting from death, divorce, marriage, inheritance or to an entity in which the STR licensee is a
member.,”

ISSUE: Caps on the number of STR Licenses make sense in many locations, but not in all locations,
especially where the majority of properties have historically been used for short-term occupancy. THERE
SHQULD BE SOME NEIGHBORHOQDS in the County WITH NO CAPS on STR LICENSES.

- Section 0.040.C Cap on Number of STR Licenses: “.. The County has estabiished 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”

COMMENT: Thus far in the process the County has not divulged where caps will be applied and what
they will be. We assume and hope after adoption of the STR ordinance that there will be a public process
the County will go through to establish caps, that property owners will have the oppbrtunity to comment
and the decision on location and cap numbers will be made by the Board of Commissioners, not
established administratively.
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Our neighborhood in Pacific City has historically been a neighborhood of short-term occupancy, not a
neighborhood of permanent residents. We have owned our property for 30+ years (since 1992) and
during that entire time there have never been more than 3 or 4 houses occupied by permanent residents
out of a total of approximately 80 parcels in our immediate neighborhood bounded by the Cape Kiwanda
parking lot, ocean, Cape Kiwanda Dr. and Shorepine Village property. Roughly 90 to 95% of the
properties in our neighborhood have always been short-term occupancy use throughout the years.
Further, of all the places in Tillamook County and in Pacific City, our neighborhood is best suited for full
STR occupancy due to the proximity of the ocean, Cape Kiwanda, the Pelican Pub, separation from other
neighborhoods by Cape Kiwanda Drive and the ability to walk to most things a visitor may want to utilize
in Pacific City. We think that it makes sense to establish a no STR cap area for our neighborhood and we
propose extending the no STR cap area south of our neighborhood to the extension of Pacific Avenue
from the river bridge to the ocean.

SUGGESTION: There should be a public process to develop locations and numbers to cap STR’s. The final
decision on location and caps should be made by the County Board of Commissioners, not
administratively. The County should not limit or cap the number of STR licenses allowed in the area
bounded by Cape Kiwanda on the north, Pacific Ocean on the west, the extension of Pacific Avenue from
the bridge over the Nestucca River to the ocean on the south and Cape Kiwanda Drive on the east.

ISSUE: Noise standards in the draft ordinance are subjective, arbitrary and not measurable. The County
needs to enact a countywide noise ordinance that applies to all if it wishes to apply noise standards to
STR’s.

- Section 0.080.F “Noise": “Use of any radio receiver, musical instrument, phonograph, loudspeaker,
sound ampliffer, or device for the producing or reproducing of sound shall be done in @ 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 focated. 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 0.130.”

- Section 0.100.D.3 Specific Prohibitions: “Unattended barking dogs”

COMMENT: There are a whole host of issues and problems with the text of section 0.080.F. There is no
defined noise standard. What Is called out as a noise standard is subjective, arbitrary and not
measurable. We understand and agree that unreasonable noise can be an issue, but the same applies to
everyone. What is unreasonable to one person may be reasonable to another or the majority of folks.
Why are STR's singled out? What about my STR guests? Why should they be subjected to the noise of a
neighbor’s party and music from a non-STR dwelling with no recourse because the County doesn’t have a
noise regulations that a'pply to anyone except STR’s. Why should my STR guests be subjected to an
unattended barking dog on a non-STR dwelling and we have no recourse because the County only
prohibits unattended barking dogs on STR’s. The statement that there is a vioiation if the contact person
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fails to respond to a complaint within 30 minutes is ridiculous. What if the complaint is completely
bogus? Again, what is unreasonable to cne person is not necessarily unreasonahle to another and there
is no standard in the text for how loud the sound must be to trigger a violation. In America, one is
presumed innocent until proven guilty, but this provision assumes that the STR owner is guilty if they are
not able to respond within 30 minutes to a non-emergency nuisance which is a standard no County
Department is able to meet for a non-emergency in Pacific City. After all, it's a 40-minute drive from
county offices in Tillamook to Pacific City where our STR is located. In addition, according to the current
wording, a crying baby, a dory boat preparing their boat for dawn launch at a STR, most construction
activity on your property etc. could be considered a noise violation by some folks.

SUGGESTION:
Amend section 0.080.to read: “The STR shall adhere to the County Noise Ordinance.”
- Eliminate section 0.100.D.3 Specific Prohibitions: “Unattended barking dogs”

The County needs to develop a noise ordinance with objective and measurable standards if it wants to
enforce noise at STR’s. Noise provisions that are subjective, arbitrary and have non-measurable
standards such as the proposed text will be tossed out by Courts. Additionally, Courts will toss out this
section on noise unless it also applies to adjacent non STR residences simply because it is blatant
discrimination. It is discriminatory to single out a STR licensee for noise regulation when the same
standards do not apply to adjacent non STR licensed homes. Similarly, courts won’t look kindly on this
provision if there is no noise regulation of condos, apartments, motels, hotels, lodges, campgrounds etc..
Tillamook County does not have a legitimate argument that it is unable to develop a countywide noise
ordinance and doesn’t have the resources or ability to measure noise and enforce standards. The County
has speed guns that their law enforcement officials are able operate to measure vehicular speed and
determine if there is a traffic violation. A decibel meter is not more complicated to operate to measure
noise than a speed gun is for measurement of vehicular speed. Many other Oregon counties and
governmental entitles have noise ordinances that their officials enforce with the assistance of a decibel
meter. Marion County has a reasonable noise ordinance that Tillamook County could use as a guide
while developing an ordinance. The Marion County noise ordinance is easily available for download with
a click from their website.

ISSUE: Special building permit and construction requirements SHOULD NOT be required for STR’s. STR’s
SHOULD BE required to obtain and meet whatever building and zoning permits and requirements normally .
apply to their building type.

- Section 0.080.1 “No unpermitted improvements or bedrooms”: .. Electrical work shall be performed
by a State of Oregon licensed electrician.”

COMMENT: Why is electrical work in STR’s singled out for requiring a licensed contractor? Why not
structural or plumbing etc.? Are you aware how difficult it is to get an electrician to do any work in
Tillamook County? There aren’t enough electricians working in the County and construction is their focus
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not small minor work at a STR. This requirement is a big burden. Besides, why are STR’s being singled
out to meet standards for permits and work if those standards are not required by the permit covering
the work?

SUGGESTION: Strike the sentence requiring that electrical work be performed by a licensed electrician
from section 0.080.1. Doing so will not change the requirement that STR’s obtain building, electrical,
plumbing permits etc. and meet the requirements of those permits which are in place to insure safety
concerns.

ISSUE: The required minimum response time by the contact person should be reasonable and realistic. 30
minutes per the draft IS NOT REALISTIC NOR REASONABLE. A STR complaint IS NOT an emergency and
shouldn’t be treated as such. A STR complaint is a nuisance issue.

- Section 0.080.) Contact Information: “.. 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.” AND “.. 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
complaint, or failure to arrive at the property within 30 minutes of being summoned shall be a
violation of this Ordinance.”

COMMENT: An STR complaint isn’t an emergency by anyone’s definition. At worst, an STR violation is a
nuisance issue. It is our experience that no Tillamook County Department including the Sheriff is able to
‘respond to non-emergency complaints within 30 minutes, so why are STR owners being singled out to do
something the County itself isn’t able to do? The response required by the contact person should be the

same that is expected by a County official for a nuisance complaint. Since the County is not willing or
able to provide a time period for their resolution of nuisance complaints, we don’t believe it is fair or
appropriate to apply a different standard to the STR contact. There isn't perfect, complete or always
reliable cell coverage throughout the county and people have the right to live their lives without sitting in
cell coverage on the remote chance there will be a complaint. The County’s complaint records of past
STR issues show that the proposed 30 minute response requirement is unreasonable.

SUGGESTION: Amend the first sentence to read: “ The contact person will respond to the complaint
within a reasonable time period and attempt to the resolve the complaint as soon as possible with a goal
of resolution within 24 hours.” Strike the last sentence completely as it is unnecessary, repetitive and
unreasonable.
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ISSUE: [t is unreasonable to require STR's upgrade their building at each STR inspection and meet the
current International Building Code (IBC) requirements in place at that time since those requirements
change over time. STR’s SHOULD MEET the IBC requirements in place when building permits are cbtained
for the structure but SHOULD NOT BE REQUIRED to constantly upgrade their buildings in order to meet the
latest IBC requirement in place at $TR inspection.

- Section 0.090.A Inspection Required: "The owner of the short-term rental dwelling unit shall obtain
an inspection by the local building inspector to inspect the dwelling unit and determine that the
dwelling 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 or
additions to the dwelling unit. The inspection and certification shalf include compliance with
electrical, structural and venilation requirements. A Short-Term Rentof License shall be not issued
until the short-term rental passes inspection by the County Building Inspector.”

COMMENT: We think the intent here is for dwellings to meet building codes which is appropriate,
however, no property owner is required to continually meet International Building Codes which change
over time including motels, hotels, restaurants, stores, schools, hospitals, government buildings etc. let
alone single or multi-family residences that house STR’s so why is this a requirement of STR’s? It is
appropriate to require building, electrical, plumbing, mechanical etc. permits and the dwelling will
conform to the IBC and other appropriate codes in place at that time.

SUGGESTION: Amend this section to read: “A Short-Term Rental license shall not be issued until the
dwelling passes inspection by the County Building Inspector certifying that the dwelling meets the
requirements of the STR Ordinance and obtained required County building permits, inspections and met
standards in force at the time the dwelling was constructed.”

ISSUE: The time limit for filing an appeal SHOULD BE REASONABLE and 14 days IS NOT reasonable.
Property owners should be given AT LEAST 45 DAYS to file an appeal to a STR complaint. A STR complaint
IS NOT an emergency and shouldn’t be treated as such.

- Section 0.140.C Time for Filing: “A property owner or authorized agent shall file a written notice of
appeal, including a written description of the legal basis for the appeal, no later than 14 calendar
days after the license application, license renewal or other determination being appealed was issued.
This requirement is jurisdictional and late filings shall not be accepted.”

COMMENT: 14 days to file an appeal is unreasonable. Tenants who refuse to pay rent and squat on your
property have more rights and time to respond to the complaint during eviction. Why are STR licensees
who provide a huge economic benefit to the County not given the same respect and rights? A property
owner appealing a decision has the right to legal council and the right to develop a legal basis in a
reasonable time frame. Its impossible to obtain legal council and file a legal basis within 14 days.
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SUGGESTION: Amend this section to read: “A property owner or authorized agent shall file a written
notice of appeal, including a written description of the legal basis for the appedl, no later than 45
calendar days after the license application, license renewal or other determination being appealed was
issued. This requirement is jurisdictional and late filings shall not be accepted.”

Thank you for the opportunity to comment and discuss our concerns about proposed changes to STR
regulations.

Regards,

E. Ao
Keith D. and loyce E. Garlinghouse

Tillamook County Property Address: 33580 Madrona St, Pacific City, OR 97135

Mailing Address: 21830 Abiqua Rd NE, Scotts Mills, OR, 97375, Keith: kdg873@vyahoo.com {email), Joyce:
jeg873@yahoo.com (email)
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Lynn Tone

_ R R
From; Public Comments
Sent: Woednesday, June 14, 2023 7:34 AM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: STVR

From: Annette Dhein <annettedheinl@gmail.com>

Sent: Tuesday, June 13, 2023 5:02 PM

To: Public Comments <publiccomments@co.tillamook.or us>
Subject: EXTERNAL: STVR

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

I own a home in Nedonna Beach, Rockaway where my family has been visiting for five generations. | recently learned the
majority of the Nedonna Beach neighborhood is governed by Rockaway Beach, but our home lies within Unincorporated
Tillamook County and subject to potential changes being discussed in the STVR ordinance.

Although I have not rented our home, | am writing in favor of tourism and how additional visitors increase the economic
prosperity of Tillamook County and the services it provides.

I visit Rockaway Beach twice a month and eat virtually every meal out or purchase food to bring back to the house.
Riverfront Fish & Chips, Buttercup, Salmonberry, The Roost... restaurants from Manzanita to Tillamook add to our
experience of being at the beach. Since Covid the increased number of visitors has allowed restaurants to be open more
days of the week along with the opening of new venues.

The services provided in Rockaway Beach and these neighboring beach cities are at an all-time high because of the
increased number of visitors. Limiting short term rentals would reduce tourism, negatively impact the restaurants and
be an economic step backwards for our beach communities.

Some of my neighbors spoke negatively about STVR at our July 2022 annual homeowners meeting, however, their points
were not based in fact. For instance, one said they didn’t know who to call IF there was an issue with noise but the
homeowner/management company phone number is clearly provided on each home. Similarly, one taiked about more
cars parked in the neighborhood, but the home they used as an example is a private resident and all the cars were their
own visiting family members!

Maintaining a positive environment is important so regulations concerning parking capacities, noise and exterior lighting
abatement, etc. should apply to all homes regardless of whether it’s a short term rental, long term rental or a resident.

Prudent leadership at this juncture will allow our community to grow with the economic opportunity while providing
livahility for all,

Sincerely,
Leslie Nickels



Lynn Tone

I R ———
From: Public Comments
Sent: Wednesday, June 14, 2023 7:33 AM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: - FW: EXTERNAL: STVR- public comment

From: Annette Dhein <annettedheinl@gmail.com>

Sent: Tuesday, June 13, 2023 5:00 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: STVR- public comment

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

The Nickels family has been making Rockaway Beach their second home for five generations. After such
time, the beach house was no longer salvageable by making repairs so we made the decision to rebuild
last year to preserve the legacy.

The cost of building a modest two bedroom home was exorbitant, over $335 per square foot, further
impacted by supply chain challenges resulting from the pandemic. Instead of abandoning the project or
cutting back on materials, we opted to rent the home when it wasn’t in use by the family to offset some
of the increased costs.

This decision has benefitted all involved; neighbors, visitors and the local economy alike.

1. We used a local contractor, restored furniture and purchased new items from area
businesses... and even spent $7500 with a Tillamook based landscape company to ensure the
property would be attractive for short term vacation rental.

2. We ensured the home met all structural and parking requirements outlined by the Tillamook
County STVR licensing entity. Additionally we selected Meredith Lodging to professionally
manage the rental process; protecting our home and livability for neighbors.

3. I'm proud to introduce visitors to the wonderful experiences our family has sought-out and
enjoyed for years. We provide sample itineraries and restaurant recommendations to guide
their exploration and I'm delighted when they comment on how these local business owners
have enhanced their visit.

4. My neighbors are thrilled we've rebuiit a beautiful new home in place of the ramshackle cabin
and that we’ve responsibly attended to our occasional renters and guests. There have been
absolutely no noise or parking complaints or issues of any kind.

Changes to the ordinance are clearly targeted to reduce STVR vs provide standards that would apply to
all homes; whether short term rentals, long term rentals or permanent residences. Any standards
adopted should apply to all types of property use in order to ensure livability. Further, any changes
should be based on data vs. conjecture,

Restaurants have been able to extend their service based on having more visitors... cutting back on STVR
will negatively impact the economy and the experiences we all enjoy when we visit the beach
communities.,

In order for the county commissioners to make informed decisions for Tillamook County on STVR and
related issues, it's imperative that an economic impact study be completed to provide guidance. Our
beach communities are finally on the verge of having a robust offering of restaurants and activities... we



should be making decisions that once again position Tillamook County as the predominant beach area as
it was when the Nickels ancestors began visiting in the early 1900's.

Sincerely, : :

Annette Nickels Dhein



Kimberly & - Eric Bergstrom
Owners of Tillamook County Short Term Rentals
-Jun 12,.2023

Tiltamook Board of County Commissioners
Tillamook County Community Development
publiccomments@co.tillamook.or.us
sabsher@co.tillamook.or.us

" Re: Tillamook County Ordinance 84 Revisions, and in Support of Tonkin Torp / Oregon
Coast Hosts June 8, 2023 to the Tillamook County Board of of Commissioners

To Whom It May Concern:

My name is Kim Bergstrom. My husband and | own Short Term Rentals (STRs) in the
Neahkahnie area of Tillamook County (the County). My history with this area goes back long

"before | . was born. My Grandfather worked on the Southern Pacific Railroad, and was a
supervisor for the area that ran through Tillamook County and the northern Oregon Coast. He,
in turn, introduced the love of the Coast to my father. it was his dream to build a house on the
Coast, and that dream came true in 1962 with the completion of our house. My family's free time
was spent traveling back and forth on Hwy 26 as we worked on the house. Lumber came from
the mill where my father worked as an accountant. Fireplace bricks came from a demolished
building from the local university where my parents first met. '

Summers were especially wonderful, as my Aunt and Uncle would travel with my cousins from
outside of Oregan to the Coast while my Aunt sought treatment for rheumatoid arthritis at the
Rinehart Clinic in Wheeler. Days were spent jumping waves, bowling at the local bowling alley,
penny candy and comic books from the grocery store. Nights were spent camping out in the
forts we built amongst the gigantic driftwood logs that lodged up against the rocks fronting our
house. Or curled up in the old army bunks, falling asleep to the sotind of the quiet laughter and
conversation of our parents.

The beach meant home. And would always play a part in my history, past and future,

My name is Eric Bergstrom. | first visited the Neahkahnie area in 1984 when my girifriend (now
wife) introduced me to her most favorite place on earth: her family's beach house and the
surrounding area. | spent the first part of 1986 commuting to the beach on weekends from
Seattle to plant a lawn and build decks. Kim and | married in August of 1986 on that lawn next to
the beach, joined by family, friends, and local community neighbors. Those neighbors pitched in



to help. Neighbor's driveways were qffered for guest parking. Our next door neighbor hid my car
in their garage so my family couldn’t “decorate” it, as was their tradition. It was perfect.

In. 1996 we purchased our beloved beach house from Kim’s father, who was retiring and
downsizing. In order to afford the house and keep it in our family, we decided to rent the house
to others for vacations, to share with others the experience we loved so much. Before doing so,
we discussed this with our neighbors and came up with a plan that would work for all of us.

It was a wonderful experience. Most of our guests became regular.guests. They planied their
yearly getaways far in advance with much anticipation. They thought of our house as their very
own beach house and treated it as such. We'd often find our guests had left gifts behind to add
to the house; artwork, games, kifchen accessories. They were mainly families or couples,
. sometimes solo travelers, all looking for the peace and relaxation of the Coast. ‘

We ultimately purchased additional properties, one at a time, lovingly updating them but keeping
the small beach community character we cherished. Like our own house, we put love, sweat
into each of them, doing or supervising much of the work ourselves. Each of these houses had
been STRs before we purchased them,

We've been foliowing the issues in the community concerning livability. We hear a lot of people
state the community has changed due to short term rentals. Actually, we'd like fo disagree with
that premise. Transient housing is not new. The majority of our community has always been
transient housing. The only difference is that more people are having the opportunity to visit and
enjoy. More people have access.

But we do agree that the community has changed. No longer is the norm small beach cottages
that are within financial reach for many families. Huge houses with fandscaped yards have
replaced vacation cabins. Our kids leamed to ride their bikes on quiet roads. People walked
along the road, stopping to talk to neighbors. Drivers watched out for pedestrians. This is no
longer the case. lt's interesting that people move to our area because they enjoyed the
community, but after living here they want to change it.

Governor Oswald West fought for open beaches for all. It seems the new community feeling is
based on exclusivity. Blame rather than working together to find a solution for all. Neighbors
used to speak directly to each other, they now communijcate frustration via certified !etter email
or text. Often anonymous.

The current unhappy local sentiment is that STRs take away affordable housing for lacals.
Communities along the beach are actually no longer affordable for many people. However, not
because of STRs. The 2023 median price for a house in Neahkahnie is $929,000. The
Neahkahnie / Manzanita Beach area has skyrocketed in popularity, as has the whole North
Oregon Coast, The cessation of STRs would not decrease -the median housing cost. What it
would do is create more exclusivity.

Kimberly & Eric Bergstrom - 2 of 6




We have and always will support equitable STR regulations. Balancing the needs of both
property owners and residents is a challenging task, but absolutely must be done using the best
fact based evidence available. We therefore support lawful regulations based on full disclosure
of fact, with reasonable modalities of enforcement. Regulations should be fair, unbiased, and
need to apply o all property owners, whether resident housing, long term rentals, transient
homes, or transient STRs.

We were interested in the formation of the Tillamook County Short Term Rental Advisory
Committee, which appeared to have been created to take a realistic look at many of the -
pressing issues in the County. However the seemingly unbiased nature of the group was soon
upended when the County hired attorney Daniel Kearns to advise the Committee. As many are
aware, Daniel Kearns has created his niche in Oregon Law as an “expert” on anti-STR law. In
reference, you'll note Mr. Kearns worked against STR interests in Hood River, Banks, Bend,
Clatsop County, Port Orford, and other Oregon communities.

Recently, Mr. Kearns represented 15neighborhoods in the Lincoln County contentious STR
issue. People familiar with the issue will recall that Mr. Kearns and the ant-STR group
16neighborhoods were instrumental in getting ballot Measure 21-23 passed. It requires the
phasing out of STRs in unincorporated Lincoln County residential areas in five years, bans new
licenses in those same areas, .and imposes additional operational restrictions on STRs.
Measure 21-23 was quickly struck down by the Land Use Board of Appeals (LUBA).

In August 2022, Mr. Kearns sat on a panel as an expert at the Oregon State Bar Real Fstate
and Land Use Section of the Annual Summer Conference. The panel's subject was “Not in My
Weekend Back Yard: Licensing, Land Use, and Litigation of Vacatton Rentals,” furthering his
reputation as an anti-STR regulation expert.

If Tillamook County wished to find an unbiased solution that worked for all, and they truly wished
to work with Mr. Kearns with his clear historical ties to anti-STR interests, the County would aiso
have sought representation from an attomey with ties to the interests of STR property owners.
Barring that, the County could have sought advice from an attorney with ties to neither anti-STR
or pro-STR interests to help craft unbiased Regulations.

Which brings us to today and the proposed Ordinance 84. Obviously, Tonkon Torp's
aforementioned Jun 8, 2023 letter to the County Board of Commissioners details the issues
with the Ordinance better than either of us could. Suffice it to say that we support the comments
and legal concerns outfined in their letter. However, we do have comments specific to our own
situation.

The County plans to replace existing Permits with Licenses, trying to skirt land use rights of the

STR owners. This concept was also attempted in the Lincoin County Measure 21-23 ballot
measure struck down by LUBA. It appears that Mr. Kearns is leading the County into a similar
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action that will ultimately end up in ancther LUBA appeal, costing taxpayers unnecessary
expenditures for an issue previously adjudicated.

Our personal rights as current STRs permit holders are also jeopardized by Ordinance 84. The
Ordinance plans to restrict the operations of our STRs. One example is by imposing arbitrary
occupancy restrictions. This attempt by the County to restrict our STRs occupancy maximums
would be financially onerous and detrimental to our STR properties. Our occupancies are similar
to what they were before we purchased them, dating from long ago. While provisions have been
made in Ordinance 84 for so=called “Estate Homes,” the proposed occupancy restrictions, both
for Estate and non-Estate STRs, are burdensome and should remain at the maximurm
occupancy level set forth in our current permits issued by Tillamook County. This includes
maximum occupancy during daytime and overnight hours. It is our understanding that
restrictions on STR operations in Tillamook County are unlawful, as Oregon State law allows us
to continue nonconforming use at all levels of current operations.

It is our understanding, also noted in the Lincoln County LUBA Opinion and Order, that property
owners cannot lose property rights solely based on the conduct of someone else. In other
words, guests staying at a STR. This provision in the Ordinance is particularly burdensome. We
have always gone above and beyond fo make sure our visitors adhere to Tillamook County's
STR policies. For our STRs, we require guests to sign an eight page Rental Agreement. Within
that Agreement, vigitors are educated and agree to all the points of the Tillamook County Good
Neighbor policies, and more. They are made very aware of policies such as Quiet Hours,
available parking spaces, no RVs or camping, no on street parking, etc. And yes, we have many
complaints from visitors that our Rental Agreement is too long and restriciive.

Ordinance 84 stipulates Noise restrictions, Quiet Hours, On Street Parking requirements, and
more. Again, arbitrarily placed on the County STRs rather than the commeoén sense solution of
creating Ordinances for all County residents, transient properties, STRs and visitors. We can
cite numerous examples of non-STR neighbors causing excessive noise, including during “Quiet
Hours.” Non-STR neighbors with excessive dog barking, both indoors and out. Roaming
unleashed neighbor's dogs depositing waste on our lawns. Recreational vehicles parked in
resident and transient housing driveways. Visiting cars at those properiies, parked so they spill
out from driveways and impede street traffic. Unsecured garbage cans at those properties
tipped over into the streets. The list goes on. Wouldn't it make more sense to create across the
board, common sense regulations that the whole of Tillamook County could follow in order to be
good neighbors?

Also extremely burdensome is the Ordinance 84 requirement to resolve complaints within 30
minutes of receipt. Which, 1 understand, is faster than the County Sheriff's average response
fime. This certainly does not sound like common sense regulation, rather an end run attempt to
reduce the number of STRs. Especially as the complaint may be unwarranted, or, in fact, an
effort by a disgruntled neighbor to enact the three strikes provision which would jeopardize an
STR parimit.
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To give you an example, Kim received a call a while ago of a transient neighbor loudly
complaining about guests at our neighboring STR. The complaint consisted of an accusation
that our visitors were holding an outdoors party with loud music; that there were tents pitched in
the backyard; that their pit bull was freely roaming the neighborhood terrorizing others; that the
guests were freely smoking marijuana in the backyard (this was prior to the legalization in
Oregon). This caller wanted us to put a stop to it,

Kim thanked the caller for bringing this to our attention, then immediately contacted our focal
secuirity service, Northcoast Watchman Service, and they investigated. What they found was
that this situation was occurring at a different property on the block. That, in fact, our own guests
— & couple with a toddler — had confined themselves inside our STR to avoid the situation. They
were scared to cross our yard to the beach. While we're sure the caller didn't have bad
intentions, we actually appreciated the call. However, if that call had occurred after the passage
of Ordinance 84, it would have been a larger issue. We think you’li find many examples by
County STR owners where they were blamed for issues not related to their property.

The proposed Ordinance 84 provision regarding complaints is troublesome on many many
levels. And again, it is not based on facts, It appears there were 489 complaints regarding STRs
in Tillamook County, and the overwhelming majority were regarding signage. Hardly an issue
that requires a punitive 30 minute response deadiine. The new proposal for handling complaints
also insists on an in-person response with no provisions for dangerous situations or back up.
Local STR owners have reporied instances where the County Sheriff's department has declined
to help with a worrisome or precarious situation. The proposed Ordinance also requires STRs io
pay a local person to monitor calls non-stop, 24/7. For years we have worked with a local
security service, in addition to a local maintenance person and a local house cleaner that is
always helpful and on top of any issues that may arise. We have a system In place that does
work.

Further, the County has failed to offer evidence supporting the need for such an oppressive
regulation. As with other requests for facts and figures, the general answer to questions
regarding supporting statistics has been that the County does not have the staff nor time to
research and obtain the facts and figures on important issues. Besides the point that it seems to
be bad form to create Ordinances and Regulations which are not based on factual information, it
begs the question regarding how the County intends to implement such an over broad and
burdensome Ordinance if it does not have sufficient time to base regutations on facts?

Speaking of facts, we have not seen supporting evidence that Ordinance 84 will not cause harm
to the local economy. Persenaily, we have long economic connections to our area. For instance,
we earlier referenced our local security service, Northcoast Watchman Services, It's interesting
to note that my father worked with the previous owner of Northcoast way back when, and after
we purchased the property in 1996 we continued our working relationship. We buy hardware
and building supplies from the lumber stores in Manzanita in Nehalem. We also have an
account at Rosenberg Supply in Tillamook for items not available at our local stores. We work
exclusively with local yard and house maintenance services, and cleaners. We shop locally. Our
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guests shop locally. The taxes the County collects is guite extensive. What is the economic
impact of the possible passage of Ordinance 84 and the promised next phase of stricter
regulations? For 2021 the County collected $7,540,366 in Transient Lodging Taxes alone. How
is the County planning to cover any resulting shortfall caused by the passage of Ordinance 847

At the June 3, 2023 Oceanside Citizen Advisory Committee meeting, a County representative
made the follow;ng statement:

There is no obligation as a property right to use your home as a shori=term rental.’

We respectfully disagree. As did LUBA in their Final Opinion and Order regarding Lincoln
County's Measure 21-23. We fear Tillamook County is being led in a direction that can only
result in further legal action. We request the County take whatever time it needs 1o gather
relevant facts pertinent to the actual situation and work on reasonable legal regulations for all
parties. And not single out STR owner’s land use rights.

Sincerely,

ok T

Kimberly Bergstrom .

&J%@}u

Eric Bergstrom

37750 Beulah Reed Road. Nehalem OR 97131
37395 Beulah Reed Road, Nehalem OR 97131
37345 Beulah Reed Road, Nehalem OR 97131
37335 Beulah Reed Road, Nehalem OR 97131
37325 Beulah Reed Road, Nehalem OR 97131

! Sarah Absher, Director of Tillamook County Community Development
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Lynn Tone

e .
From: Public Comments
Sent: Wednesday, June 14, 2023 7:33 AM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: STRs & Oregon Coast Hosts

From: Annette Dhein <annettedheinl@gmail.com>

Sent: Tuesday, June 13, 2023 4:59 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: STRs & Oregon Coast Hosts

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

Tillamook Board of County Commissioners,

I support Oregon Coast Hosts and their efforts to preserve property rights in Tillamook County.
Thank you,

Annette Nickels Dhein



ann Tone - . -

From: Public Comments

Sent: Wednesday, June 14, 2023 7:33 AM

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

From: Halina Kowalski <halkowalski@yahoo.com>

Sent: Tuesday, June 13, 2023 4:59 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Neskowin 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,]

To: Tillamook Board of County Commissioners
Tillamook County Community Development
publiccomments@co.tillamook.or.us
mfbell@co.tillamook.or.us
dyamamoto@co.tillamook.or.us
eskaar@co.tillamock.or.us
sabsher@co.tillamook.or.us

From: Halina Kowalski
4390 sheridan Ave. neskowin, OR 97149 And undeveloped land currently zoned for development Tillamook County
Landowner

Re: Support for all comments and legal concerns submitted by Oregon Coast Hosts

My name is Halina Kowalski and | am Tillamook County Landowner. Many of these issues were raised at the last hearing
and in hundreds of public comments, but the new draft does not address them. As written, if this draft proceeds to a
vote and is approved, then there may be litigation.

My family has owned this property since Build in 1970. Besides owning a STR in Neskowin that is the childhood home |
was born and grew up in, my family also owns some of the last developable land in the area, just across the highway
above Neskowin. My Parents purchased the land from my Grandparents in the 70’s who acquired the land before that in
the 50’s and were also long time and original/early residents of Neskowin. My parents purchased the property as current
residents of Neskowin, hoping to one day be able to develop it and count on it to help fund their retirement. My father
devoted himself to that land and worked for over 30 years to change the zoning to allow urban growth and develop
necessary infrastructure. Now at 81 years old, my parents, having not yet realized their dreams for their land and their
retirement (indeed dreams that my Grandparents had for them too!) are faced with losing some of the property rights
that would make owning a beach house property possible for most people - the potential to STR any homes that might
get developed there. This would create yet another Major obstacle that would thwart a potential investor or developer’s
interest and potentially block years of work, literally a life’s work from realizing a multi-generational dream and legacy.
Beyond the land, our home in Neskowin village is my most cherished retreat. It’s where | grew up and where most of my
happiest childhood memories took place with my Sister, who died young at age 16 shortly after we moved to
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McMinnville, Like many other STR owners, once the house is passed down to me, there will be no way for me to keep it
financially without the possibly of renting to subsidize its costs. Our house has been a rental on and off for over 30 years
and has created thousand of memaries for renters and friends and family alike who would not otherwise be able to
access the Oregon Coast. Growing up in this community it’s always been known to be largely a second home and
vacation community and it will detrimentally change the history, culture, economy and charm of Neskowin to put
unnecessary STR caps on it. Thank you for hearing my concerns.

These are my top 3 general concerns:

Neskowin has always been a vacation community - STR caps need to be reasonable to reflect that Restrictions on growth
aimed at existing permit holders are unlawful No evidence to support restrictive new regulations - only 9 violations in 4+
years Replacement of current permits with licenses

These are my top 3 operational specific concerns:

24/7 Contact Person - The immediate response requirement is unreasonable; even first-responders (Fire, Sheriff and
Ambulance) cannot respond that quickly every time. $100 charge to change contact person will discourage frequent
changes, which are necessary due to 24/7 requirements. An online registration which allows owners or property
managers to login and update the contact person in real time is an ideal solution that can be integrated with Granicus.
Parking: owners can not enforce rules against parking on public streets If the BOCC will be setting the permit fees, then
any annual increase from the current level should be limited to a maximum of 5%, and STR inspection fees should not be
priced higher than other building inspections - This is outlined in the current STR ordinance, and has been removed,

I support fair and balanced STR regulations. Balancing the historic seasonal home ownership of our community with
property rights and livability can be done with evidence-based regulations and enforcement. To truly impact livability,
the rules regarding top nuisance concerns need to apply equally to all homeowners and residents.

Sincerely,

Halina Kowalski

Halina Kowalski, MA, LPC, NCC

Licensed Professional Counselor

Owner: Gather Sauna House

61525 Aaron Way

Bend, Oregon

503-830-6393

https://us-east-
2.protection.sophos.com?d=gathersaunahduse.com&u=d3d3LmdthhIcnNde5haGQchUuYZQt&i:NijYWM IMjULZT
YxYzYwZjQ5ZGYxNGMz&t=eHJ3b0010OStORFITOGZHQ3hHNSSjUJIGN3dtMUwWSRGA4U2ZWNEFWQOIxZz0=&h=2edc4a2891
524aa18a0a274e5ff0db12&s=AVNPUEhUTONFTKNSWVBUSVZz4)Lk6affnk3ICLB3N2cEg8akTqE1VLWWZIt8)sgFew
@gather_saunahouse



To: Tillamook Board of County Commissioners
Tillamook County Community Development
publiccomments@co.tillamook.or.us
mfbell@co.tillamook.or.us
dyamamoto{@co.tillamook.or.us
eskaar(@co.tillamook.or.us
sabsher@co.tillamook.or.us

From: Tyson and Michele Smith -
36380 Brooten Mountain Road, Pacific City, OR 97135
Short Term Rental Owner

Re: Legal concerns regarding proposed legislation limiting property rights for Short Term Rentals

My name is Tyson Smith and I am Short Term Rental Owner. Many of these issues were raised at the last
hearing and in hundreds of public comments, but the new draft does not address them. As written, if this
draft proceeds to a vote and is approved, then there may be litigation.

It has been a lifelong dream to own a home at the coast for us that we can share. We were blessed enough
to buy our Townhome in 2021 and we have shared the opportunity to stay at our home for others as an
STR. We enjoy hearing about the family experiences that our guests have while staying at our home. But
most importantly we get to spend at least a weekend a month at the coast. We feel like we are truly
part-time residents of this community. We have made friends in the neighborhood. We enjoy and purchase
services from local providers. We have concerns regarding our property rights and values as it relates to
the onerous legislation that is proposed.

These are my top 3 general concerns:

» Property owners cannot lose property rights solely based on the conduct of someone else.
e Replacement of current permits with licenses
e Restrictions on transferring property with the STR permit intact are unlawful

These are my top 3 operational specific concerns:

e Noise: Tillamook County needs a noise ordinance. Prohibiting "other noise" during quiet hours
beyond property boundaries is unreasonable and inequitably punitive. Examples: AC unit
running, car pulling into a driveway, a guest sneezing, a baby crying, etc. Reasonable decibel
guidelines are needed so that the regulations are clear and fair.

e 24/7 Contact Person - The immediate response requirement is unreasonable; even first
responders (Fire, Sheriff, and Ambulance) cannot respond that quickly every time. A $100
charge to change the contact person will discourage frequent changes, which are necessary due
to 24/7 requirements. An online registration that allows owners or property managers to log in
and update the contact person in real-time is an ideal solution that can be integrated with
Granicus.



e Provision is needed to protect STRs from harassment via unfounded complaints.

We support fair and balanced STR regulations. Balancing the historic seasonal home ownership of our
community with property rights and livability can be done with evidence-based regulations and
enforcement. To truly impact livability, the rules regarding top nuisance concerns need to apply equally to
all homeowners and residents.

Sincerely,

Tysen and Michele Smith
Kingfisher Getaway in Pacific City



To: Tillamook Board of County Commissioners
Tillamook County Community Development
publiccomments@co.tillamook.or.us
mfbell@co.tillamook.or.us
dyamamoto@co.tillamook.or.us
eskaar@co.tillamook.or.us
sabsher@co.tillamook.or.us

From: Gus Castaneda
930 Bearberry Lane - Oceanside
Tillamook County Homeowner without an active STR permit

Re: Suppoit for all comments and legal concerns submitted by Oregon Coast Hosts

My name is Gus Castaneda and | am Tillamook County Homeowner without an active STR permit. Many
of these issues were raised at the last hearing and in hundreds of public comments, but the new draft does
not address them. As written, if this draft proceeds to a vote and is approved, then there may be litigation. -

My family has owned this property since 2004. It was built together with family funds for our kids to
grow and enjoy, it has become that and much more. Our children have endless memories gatherings
throughout the years. Qur guest book is filled with similar stories from guests who have enjoyed the
house.

I know that the amount of money we spend in groceries alone for each stay have significantly impacted
the local Safeway and convenience store - not to count the number of other guests, It would be a personal
and financial loss for all to restrict its use. .

These are my top 3 general concerns:
e Replacement of current permits with licenses
¢ Vacation rentals have always been allowed in Tillamook County
® Any classification of STRs as commercial or business use is not accurate - STRs are residential

use,

These are my top 3 operational specific concerns:

s 24/7 Contact Person - The immediate response requirement is unreasonable; even first-responders
(Fire, Sheriff and Ambulance) cannot respond that quickly every time. $100 charge to change
contact person will discourage frequent changes, which are necessary due to 24/7 requirements.
An online registration which allows owners or property managers to login and update the contact
person in real time is an ideal solution that can be integrated with Granicus.

s Ifthe BOCC will be setting the permit fees, then any annual increase from the currerit level
should be limited to 2 maximum of 5%, and STR inspection fees should not be priced higher than
other building inspections - This is outlined in the current STR ordinance, and has been removed.

e Requiring exterior lighting to direct downwards requires 2 modification contrary to state building
code. Lighting is often a safety feature for guests in an unfamiliar place to prevent trips & falls.
Allow motion sensing lights.

I support fair and balanced STR regulations. Balancing the historic seasonal home ownership of our
comimunity with property rights and livability can be done with evidence-based regulations and
enforcement. To truly impact livability, the rules regarding top nuisance concerns need to apply equally to
all homeowners and residents.



Lynn Tone .

M R
From: Public Comments
Sent: Wednesday, June 14, 2023 7:33 AM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Public Comment from Tyson and Michele Smith

From: Tyson Smith <tyson.wa@gmail.com>

Sent: Tuesday, June 13, 2023 4:53 PM

To: Public Comments <publiccomments@co.tillamook.or.us>

Cc: Mary Faith Bell <mfbell@co.tillamook.or.us>; David Yamamoto <dyamamoto@co.tillamook.or.us>; Erin Skaar
<eskaar@co.tillamock.or.us>; Sarah Absher <sabsher@co.tillamook.or.us>

Subject: EXTERNAL: Public Comment from Tyson and Michele Smith

[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: Tillamook Board of County Commissioners
Tillamook County Community Development
publiccomments(@co.tillamook.or.us

mfbell@co.tillamook.or.us
dyamamoto@co.tillamook.or.us
eskaar@co.tillamook.or.us

sabsher@co.tillamook.or.us

From: Tyson and Michele Smith
36380 Brooten Mountain Road, Pacific City, OR 97135
Short Term Rental Owner

Re: Legal concerns regarding proposed legislation limiting property rights for Short Term Rentals

My name is Tyson Smith and I am Short Term Rental Owner. Many of these issues were raised at the last hearing and in
hundreds of public comments, but the new draft does not address them. As written, if this draft proceeds to a vote and is
approved, then there may be litigation.

It has been a lifelong dream to own a home at the coast for us that we can share. We were blessed enough to buy our
Townhome in 2021 and we have shared the opportunity to stay at our home for others as an STR. We enjoy hearing about
the family experiences that our guests have while staying at our home. But most importantly we get to spend at least a
weekend a month at the coast. We feel like we are truly part-time residents of this community. We have made friends in
the neighborhood. We enjoy and purchase services from local providers. We have concerns regarding our property rights
and values as it relates to the onerous legislation that is proposed.

These are my top 3 general concerns:

» Property owners cannot lose property rights solely based on the conduct of someone else.
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Replacement of current permits with licenses

* Restrictions on transferring property with the STR permit intact are unlawful

These are my top 3 operational specific concerns:

¢ Noise: Tillamook County needs a noise ordinance. Prohibiting "other noise" during quiet

» hours beyond property boundaries is unreasonable and inequitably punitive. Examples: AC unit running, car
pulling into a driveway, a guest sneezing, a baby crying, etc. Reasonable decibel guidelines are needed so that the
regulations are clear and fair.

» 24/7 Contact Person - The immediate response requirement is unreasonable; even first

 responders (Fire, Sheriff, and Ambulance) cannot respond that quickly every time. A $100 charge to change the
contact person will discourage frequent changes, which are necessary due to 24/7 requirements. An online
registration that allows owners or property

* managers to log in and update the contact person in real-time is an ideal solution that can be integrated with
Granicus.

* Provision is needed to protect STRs from harassment via unfounded complaints.

We support fair and balanced STR regulations. Balancing the historic seasonal home ownership of our community with
property rights and livability can be done with evidence-based regulations and enforcement. To truly impact livability, the
rules regarding top nuisance concerns need to apply equally to all homeowners and residents.

Sincerely,

Tyson and Michele Smith



To; Tillamock Board of County Commissioners
Tillamook County Community Development
publiccomments@co.tillamook.or.us
mfbell@co.tillamook.or.us
dyamamoto@co.tillamook.or.us
eskaar@co.tillamook.or.us
sabsher@co.tillamook.or.us

From: Dick Binns
1770 Rosenberg Loop, Oceanside, OR
Short Term Rental Owner

Re: Support for all comments and legal concerns submitted by Oregon Coast Hosts

My name is Dick Binns and I am a Short Term Rental Owner. Many of these issues were raised at the last
hearing and in hundreds of public comments, but the new draft does not address them. As written, if this
draft proceeds to a vote and is approved, then there may be litigation.

We built our weekend/vacation house in Oceanside in 1993 when our daughters were seven and eight and
spent many happy weekends in Oceanside. We chose Oceanside because we'd always loved the steep hill
with the small town nestled in it that comes up from the Pacific and the panoramic view south to Netarts
and Cape Lookout. Because we no longer live nearby in Portland we would not be able to keep this
family getaway spot were we unable to operate it as an STR.

These are my top 3 general concerns about the proposed new regulations:
e Replacement of current permits with licenses
® No evidence to support restrictive new regulations - only 9 violations in 4+ years
e Oregon’s beaches are proudly public, and restricting STRs will limit public access tto he beach,
especially in areas with no hotels

Our top 3 operational specific concerns are:

® The bedroom minimum size requirements run afoul state building code requirements for historic
structures. It would prohibit our four kid bunkroom that has been in place since 1993,

e Ifthe BOCC will be setting the permit fees, then any annual increase from the current level
should be limited to a maximum of 5%, and STR inspection fees should not be priced higher than
other building inspections - This is outlined in the current STR ordinance, and has been removed.

® Buffers are a problematic and inherently inconsistent tool: if STRs are a nuisance to permanent
residents, and one street is all STRs, isn’t it better that STRs only have negative effects on other
STRs?

I support fair and balanced STR regulations. Balancing the historic seasonal home ownership of our
community with property rights and livability can be done with evidence-based regulations and
enforcement. To truly impact livability, the rules regarding top nuisance concerns need to apply equally to
all homeowners and residents.

Thank you for your time and attention and the opportunity to comment on the draft proposal.

Sincerely,

Dick Binns



Lynn Tone

. -
From: - Public Comments
Sent: Wednesday, June 14, 2023 7:32 AM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: Fw: EXTERNAL: STRs & Oregon Coast Hosts

————— Original Message--——

From: Nick Petersen <nick@traskbox.com>

Sent: Tuesday, June 13, 2023 4:36 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: STRs & Oregon Coast Hosts

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

Tillamook Board of County Commissioners,

Skyler Veek and Nick Petersen have lived in Tillamook County for over 40 years and have run several successful small
businesses and developed over 100 real estate properties(including workforce housing, long-term rentals, motels, and
short term rentals }including workforce housing, long-term rentals, motels and short-term rental). We would like to think
our opinion is valuable among the commissioners because we have considerable influence in this community.

You and your counsel are making a mistake by limiting short term rentals and putting restrictions on property owners.
You are opening yourselves up to liabilities that are easily avoidable. Ordinance 84 needed some minor adjustments
regarding safety, parking and noise issues that could be easily resolved as well. You have wasted taxpayers money, time
and resources to suffice a very small group of people who live on Neah-Kah-Nie mountain.

The restrictions that you are proposing to limit short term rentals may make sense in counties like Clatsop or Lincoln,
where there are numerous motel and hotel rooms available, but Tillamook only has a fraction of those rooms available
and rely on visitors to spend the night economically.

own $1 million property, my neighbor just sold their property for $400,000 and rented it log truck driver. Every morning
I get to hear a log truck start up at 3:30 AM. Waking up at 3:30 AM to a log truck is not ideal, but he has the right to do
s0. The constitution allows these kind of things to happen in a capitalistic free country, My point here, is that you are
picking on short term rentals. You have selected one economic group that happens to make money off their houses and
you are limiting it. It is unconstitutional and unfair.

We trust that you will make appropriate and ethical decisions about ordinance 84 to support local business owners like
ourselves. Sincerely, Nick Petersen and Skyler Veek.



Lynn Tone

. . -
From: Barbarry <bbusybees@yahoo.com>
Sent: Tuesday, June 13, 2023 8:38 PM
To: Lynn Tone
Subject: EXTERNAL: Re: public testimony

[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 Lynn, _

| was unable to testify online this evening, so I'm attaching copy of my 2 minute opinion. Got home
late from a Water District Board meeting, but what | got to see of the BOC meeting was interesting.
Thanks for providing public access - the miracles of modern communication systems!

Maybe I'll just copy it into this email:

Hi, my name is Barbara Rippey,

I am a resident of the Neahkahnie community. | feel that we should be given the opportunity to
determine how STRs are administered here.

In keeping with our neighbor, Manzanita, | request that a maximum cap of 17% be placed on the
number of STRs allowed in the Neahkahnie area. According to Tillamook County, Neahkahnie has
around 404+/- dwelling units. The gated "Meadows” community with restrictive covenants disallowing
STRs, has about 68+/- lots, with about half of them built. The houses there should be deleted from
the overall numbers so that an accurate percentage-STR density is reflected in our neighborhoods.

Our water district is stressed to provide water at current levels of usage, and vacation rentals use
more than residents during the crucial late-summer dry period. David Boone's comment letter of 4/14/23
is worth a re-read as it details how this smalf community is impacted by STR’s in the realm of water usage. We
are both members on the board of the Neahkahnie Water District and | agree with him that the current fevel of

STR occupancy creates a significant challenge to our water supply in the summer. | believe that we need to be
able to regulate according to our capacity.

We have livability issues specific to our area:
Our streets are frail.
Our sewers are designed for single family use.
Water has and will be an issue in the future.
The Tillamook County Sheriff lacks coverage for increased problems.

We lack walkways out of the paved lanes for cars, pedestrians and their dogs, stroflers, kids
efc.

Short term rentals threaten to over-run both public and private domains if left unchecked.
1



Houses should have a limit on the number of occupants allowed in an STR ... these are R1
zoned neighborhood houses and not hotels or multifamily units.

Thank you for the opportunity to give my imput.
Barbara Rippey

On Tuesday, June 13, 2023 at 01:42:47 PM PDT, Lynn Tone <ltone@co.tillamook.or.us> wrote;

Hello, will you be providing testimony at tonight's hearing in person or virtually?

Lynn Tone | Office Specialist Ii

TILLAMOOK COUNTY | Surveyor's Office/Community
Development

1510 31 Street Ste C
Tillamook, OR 87141

Phone (503} 842-3423

ltone@co.tillamook.or.us

This e-mail is a public record of Tillamock Gounty and is subject to the State of Qregon Retention Schedule and may be subject to public disclosure under the
QOregon 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-mail to let the sender
know of the error and destroy all copies of the original message.



Lynn Tone

A .
From: Public Comments
Sent; Tuesday, June 13, 2023 4:24 PM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW. EXTERNAL: Pro short term rental - Neskowin

From: Lindley Leahy <lindleyleahy@gmail.com>

Sent: Tuesday, June 13, 2023 4:12 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Pro short term rental - 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.]

To: Tillamook Board of County Commissioners

Tillamook County Community Development

publiccomments@co.tillamook.or.us

mfbell@co.tillamook.or.us

dyamamoto@co.tillamook.or.us
eskaar@co.tillamook.or.us

sabsher@co.tillamook.or.us

From: Lindley Leahy
5400 N Breakers Blvd Neskowin
Tillamook County Homeowner without an active STR permit

Re: Support for all comments and legal concerns submitted by Oregon Coast Hosts

My name is Lindley Leahy and | am Tillamook County Homeowner without an active STR permit. Many of these issues
were raised at the last hearing and in hundreds of public comments, but the new draft does not address them. As
written, if this draft proceeds to a vote and is approved, then there may be litigation.

My family has owned this property since 2021. Neskowin OR can be shared with visitors via short term rentals.
Neskowin needs to offer a variety of accommodation to meet visitors' needs. We plan to use our new construction
home as part of our tourism related business as well as passive income for ourselves going into retirement as well as
vacation home for our own family. .

These are my top 3 general concerns:

Restrictions on transferring property with the STR permit intact are unlawful
Replacement of current permits with licenses

Restrictions on growth aimed at existing permit holders are unlawful

These are my top 3 operational specific concerns:
Parking: owners can not enforce rules against parking on public streets

1



Noise: Tillamook County needs a noise ordinance. Prohibiting "other noise" during quiet hours beyond property
boundaries is unreasonable and inequitably punitive. Examples: AC unit running, car pulling into a driveway, a guest
sneezing, a baby crying, etc. Reasonable decibel guidelines are needed so that the regulations are clear and fair.

24/7 Contact Person - The immediate response requirement is unreasonable; even first-responders (Fire, Sheriff and
Ambulance) cannot respond that quickly every time. $100 charge to change contact person will discourage frequent
changes, which are necessary due to 24/7 requirements. An online registration which allows owners or property
managers to login and update the contact person in real time is an ideal solution that can be integrated with Granicus.

I support fair and balanced STR regulations. Balancing the historic seasonal home ownership of our community with

property rights and livability can be done with evidence-based regulations and enforcement. To truly impact livability,
the rules regarding top nuisance concerns need to apply equally to all homeowners and residents.

Sincerely,

Lindiey Leahy



Lynn Tone

L L . .
From: Public Comments
Sent: Tuesday, June 13, 2023 4:24 PM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Public comment for STR's

From: Sora Stay <sorastayllc@gmail.com>

Sent: Tuesday, June 13, 2023 3:27 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Public comment for STR's

[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: Tillamook Board of County Commissioners
Tillamook County Community Development

publiccomments@co.tillamook.or.us
mfbell@co.tillamook.or.us
dvamamoto@co.tillamook.or.us
eskaar(@co.tillamook.or.us

sabsher@co.tillamook.or.us

From: Jana Nazir & Krista Miller
34860, Cape Kiwanda Dr
Short Term Rental Owner

Re: Support for all comments and legal concerns submitted by Oregon Coast Hosts

My name is Jana Nazir & Krista Miller and ] am Short Term Rental Owner. Many of these issues were raised at the last
hearing and in hundreds of public comments, but the new draft does not address them. As written, if this draft proceeds to
a vote and is approved, then there may be litigation.

My family has owned this property since 2021. It took a long time to save up for a house on the coast. I own the house
with my mom and sister as we all contributed to the downpayment and repairs the house needed. This house will
hopefully be our forever home and be a place for many memeories for my family and our extended family, Currently my
sister and I live and work in Portland and my mom and extended family live in Minnesota. .

These are my top 3 general concerns:



» Restrictions on transferring
* property with the STR permit intact are unlawful

Provisions
to lose property rights over a licensing lapse are unlawful

» Restrictions on growth
s aimed at existing permit holders are unlawful

These are my top 3 operational specific concerns:

e 24/7 Contact Person

» - The immediate response requirement is unreasonable; even first-responders (Fire, Sheriff and Ambulance)
cannot respond that quickly every time. $100 charge to change contact person will discourage frequent changes,
which are necessary due to 24/7 requirements.

e An online registration which allows owners or property managers to login and update the contact person in real
time is an ideal solution that can be integrated with Granicus.

s Requiring exterior
lighting to direct downwards requires a modification contrary to state building code. Lighting is often a safety
feature for guests in an unfamiliar place to prevent trips & falls. Allow motion sensing lights.

* & @ L)

Provision is needed
to protect STRs from harassment via unfounded complaints.

I support fair and balanced STR regulations. Balancing the historic seasonal home ownership of our community with
property rights and livability can be done with evidence-based regulations and enforcement. To truly impact livability, the
rules regarding top nuisance concerns need to apply equally to all homeowners and residents.

Sincerely,

Jana Nazir, Krista Miller and our extended families

Sent from my iPhone



Lynn Tone

e R
From: Public Comments
Sent: Tuesday, June 13, 2023 4:23 PM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Re: Support for all comments and legal concerns submitted by Oregon

Coast Hosts

From: Brandon Gray <bgray052299@yahoo.com>
Sent: Tuesday, June 13, 2023 3:26 PM

To: Public Comments <publiccomments@co.tillamook.or.us>; Mary Faith Bell <mfbell@co.tillamook.or.us>; David
Yamamoto <dyamamoto@co.tillamook.or.us>; Erin Skaar <eskaar@co.tillamook.or.us>; Sarah Absher
<sabsher@co.tillamook.or.us>

Subject: EXTERNAL: Re: Support for all comments and legal concerns submitted by Oregon Coast Hosts

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

My name is Brandon Gray and I am a Short Term Rental Owner. Many of these issues were raised at the last hearing and
in hundreds of public comments, but the new draft does not address them. As written, if this draft proceeds to a vote and is
approved, then there may be litigation.

My family has owned this property since 2021. We have lived in Oregon our entire lives and grew up going to the coast.
Our home in PC is expensive to maintain and pay taxes and insurance. We rent out our home a few times during the
summer when we have other plans to help offset some of these costs. With the permit fees and extra water utility fees we
only make a few thousand per year, like less than $5k. That doesn't even cover the property taxes. Our neighbors have
never had a complaint. [ don't believe we need new rules, we need the existing rules to be enforced. These new
suggestions will drastically reduce real estate values..

These are my top 3 general concerns: ‘
+ No evidence to support restrictive new regulations - only 9 violations in 4+ years
* Restrictions on transferring property with the STR permit intact are unlawful
« State building code prohibits forcing historic buildings to “come up to code”

These are my top 3 operational specific concerns:

e 24/7 Contact Person - The immediate response requirement is unreasonable; even first-responders (Fire, Sheriff
and Ambulance) cannot respond that quickly every time. $100 charge to change contact person will discourage
frequent changes, which are necessary due to 24/7 requirements. An online registration which allows owners or
property managers to login and update the contact person in real time is an ideal solution that can be integrated
with Granicus.

» Provision is needed to protect STRs from harassment via unfounded complaints.

» Noise: Tillamook County needs a noise ordinance. Prohibiting "other noise" during quiet hours beyond property
boundaries is unreasonable and inequitably punitive. Examples: AC unit running, car pulling into a driveway, a
guest sneezing, a baby crying, etc. Reasonable decibel guidelines are needed so that the regulations are clear and
fair.

I support fair and balanced STR regulations. Balancing the historic seasonal home ownership of our community with
property rights and livability can be done with evidence-based regulations and enforcement. To truly impact livability, the
rules regarding top nuisance concerns need to apply equally to all homeowners and residents.

1



Sincerely,

Brandon Gray
6755 Nestucca Ridge Rd, Pacific City, OR
Short Term Rental Owner



Lynn Tone -

IR
From: Public Comments
Sent: Tuesday, June 13, 2023 4:23 PM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: 5TRs & Oregon Coast Hosts

From: Brandan Gray <bgray052299@vyahoo.com>

Sent: Tuesday, June 13, 2023 3:23 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: STRs & Oregon Coast Hosts

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

Tillamook Board of County Commissioners, | support Oregon Coast Hosts and their efforts to preserve property rights in
Tillamook County.

My wife and | have lived in Oregon all of our lives. We grew up going to the coast and always dreamed of owning a home
at the beach. We purchased a house, 6755 Nestucca Ridge Rd, Pacific City, in 2021. We were excited to get a str pemit
to allow us to rent it out a few times a year to help with taxes, insurance, and maybe a little maintenance. We don't even
cover 1/3 or our fixed costs with the high permit fee and extra water utility fee (I guarantee our house uses way less water
than full time residents, it makes no sense to just tack on a huge fee because it is a str). Regardless, we've felt the str
permit and option to get one help keep real estate values high. We pay for garbage service year round and probably put
out a can out 10 weeks.

The existing ordinance works fine if it is followed. We have never had a complaint. Any complaint I've heard of would have
addressed with current rules, if they were enforced. Proposed rules are a massive over reach of property rights and will
drive down values and tourism. It feels like Tillamook county is taking notes from Multnomah county instead of using
common sense to drive reasonable progress and growth. ldeas of requiring str's to be in compliance with current codes,
downward lighting, septic inspections, etc, while a full time resident or owner is allowed to let their homes be completely
run down, over crowded, and a nuisance, is really ridiculous. | have multiple pictures of either residents or long term
rentals with cars parked on the streets, in the grass, the whole house in disrepair, and large exterior floodlights. If you
want to make a bunch of rules, then make them apply to all homes equally, and then enforce it. Or allow people that used
their hard earned money to buy property to use the property as they see fit. STR's are the nicest kept and maintained
properties in the neighborhoods because they want people to enjoy coming to them.

Thank you,

Brandon Gray
503-869-2985



ann Tone - — -

From: Public Comments

Sent: Tuesday, June 13, 2023 4:23 PM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: STRs & Oregon Coast Hosts

From: Jami Gresham <jamigresham®gmail.com>

Sent: Tuesday, June 13, 2023 2:49 PM

To: Public Comments <publiccomments@co tillamook.or.us>
Subject: EXTERNAL: STRs & Qregon Coast Hosts

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

Tillamook Board of County Commissioners, | support Oregon Coast Hosts and their efforts to preserve property rights in

Tillamook County.
Thank you,

Jami



ann Tone — —

From: Public Comments

Sent: Tuesday, June 20, 2023 7:37 AM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Ordinance 84 Public Comments

From: TOM FOELLER <tmfoeller@comcast.net>

Sent: Saturday, June 17, 2023 8:48 PM

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

Cc: Jim & Diane <djducks@centurylink.net>; Daniel Foeller <dan.foeller@gmail.com>

Subject: EXTERNAL: Ordinance 84 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.]

Dear Sarah Absher, Lynn Tone; and Commissioners Skarr, Bell and Yamamoto,

My sister, brother and myself are owners of a Family legacy duplex on Watseco
beach. We support the goal of a balanced, fair, common sense, enforceable, and
reasonable approach to the STR ordinance that promotes family values and
togetherness, livability, fair housing, and economic development. We appreciate the
time and effort everyone has invested in this latest amendment to the Ordinance.

Please consider our comments that pertain to the STR licensing of our duplex and other
multi-family properties. Our duplex is located at 18254 and 18260 Hwy 101 N, Watseco
Beach, which is located West across 101 from the border between the Twin Rocks
Friends Camp and the Sanitary District.

Background:

Our families have been coming to Tillamook County as their prime vacation spot for well
over 100 years. My siblings and | have vacationed here for over 70 years. Our
Grandparents lived in Barview when our grandfather was a sawyer in Garibaldi. We
love Tillamook County and feel we're part of the community and are vested here.

Purpose/Location: Our family was fortunate to find and build on a duplex zoned 1-acre
lot between Hwy 101 and the Pacific Ocean that has Watseco creek running through

it. We wanted to carry on family traditions and share the beach with others. We sit
together with three other duplexes on a gravel road. A few other mostly single-family
vacation homes are located further down the dead-end road. Early on we hoped our
parents would move into the one side of the duplex and leave the other side for the rest
of the family to use. Times changed, and with some money from our parent's estate we
designed, built, and manage the property. We preserved and enhanced as much of the
original forested character of the property as possible, while being good neighbors and
environmental stewards.



In recent years it's been necessary to share the duplex with vacationers and we've
obtained two SRT permits in order to financially maintain the property. We did not build
it as an investment but to pass it on as a family gathering place for Foeller generations
to come. We've never taken out rental income and proceeds are reinvested in repairs
and improvements. We and our renters trade heavily in Tillamook County where we
prefer to hire local contractors, housekeepers, etc., whenever and wherever it's
possible. We feel we're good Tillamook County ambassadors for vacationers and
visitors from around the U.S.

Our plea: Help us protect and preserve our SRT status for future generations and
visitors by considering the following draft Ordinance comments and suggestions:

e 020 Purpose and Scope: We suggest inserting a #7 clause that says something like
"Provides an ordinance and subsequent implementation of rules that minimizes costs,
enforcement, complexity, labor, appeals and other processes while maximizing
understanding and readability”. The ordinance reads pretty well bui we think it could get a
little better!

« .030 Definitions, DD. "Transfer": Ensure that ST R licenses can be passed on through death,
divorce, marriage, or inheritance, and (add something like) any legal form of ownership
that serves the same purpose.

» .060 License renewal, B. Transferability of Licenses: Clarify and ensure this section is
consistent with the "Transfer" Definition in .030 above. These two sections could be read
to create some confusion with each other.

« .080 Operational Requirements...., J. Contact Information: Allow some leeway in the
requirement "that a contact person be able to arrive on site within 30 minutes to address
compilaints that cannot be handled over the phone". The owners and most of our families live
in the Portland area and it takes them about 2 hours to drive to Watseco, IF and when
Highway 6 is clear!

« .100 Additional Requirements,,,,,,, B. Complaints, 2. STR Hotline: In addition to allowing
some leeway for a 30-minute on-site response time, consider developing another ordinance
requiring ALL owners in unincorporated Tillamook County be subject to the same type
of complaint process and a hotline, not just STR's. We believe it's unfair and unreasonable
to require a hotline only for STR's where the number of complaints is likely to be much higher
for non-SRT housing county wide. Initiating an amended requirement for response time in this
ordinance, and developing a similar complaint hotline for all other kinds of housing is the right,
non-discriminatory thing to do!

Sincerely, and thanks for listening to our considerations and suggestions,

Tom Foeller,
and on behalf of my sibling co-owners Diane Foeller Miller, and Dan Foeller

tmfoeller@comcast.net
cellitext 503-803-0390



Lynn Tone

From: Public Comments

Sent: Tuesday, June 20, 2023 7:37 AM

To: Lynin Tene; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: STRs & Cregon Coast Hosts

From: Tim Richardson <trich125@gmail.com>

Sent: Saturday, June 17, 2023 3:00 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: STRs & Oregon Coast Hosts

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

Tillamook Board of County Commissioners,
[ support Oregon Coast Hosts and their efforts to preserve property rights in Tillamook County.

Thank you,



Lynn Tone

R A N
From: TOM FOELLER <tmfoeller@comcast.net>
Sent: Saturday, June 17, 2023 8:48 PM
To: Sarah Absher; Lynn Tone; Public Comments
Cc: . Jim & Diane; Daniel Foeller
Subject: EXTERNAL: Ordinance 84 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.]

Dear Sarah Absher, Lynn Tone; and Commissioners Skarr, Bell and Yamamoto,

My sister, brother and myself are owners of a Family legacy duplex on Watseco
beach. We support the goal of a balanced, fair, common sense, enforceable, and
reasonable approach to the STR ordinance that promotes family values and
togetherness, livability, fair housing, and economic development. We appreciate the
time and effort everyone has invested in this latest amendment to the Ordinance.

Please consider our comments that pertain to the STR licensing of our duplex and other
multi-family properties. Our duplex is located at 18254 and 18260 Hwy 101 N, Watseco
Beach, which is located West across 101 from the border between the Twin Rocks
Friends Camp and the Sanitary District.

Background: :

Our families have been coming to Tillamook County as their prime vacation spot for well
over 100 years. My siblings and | have vacationed here for over 70 years. Our
Grandparents lived in Barview when our grandfather was a sawyer in Garibaldi. We
love Tillamook County and feel we're part of the community and are vested here.

Purpose/Location: Our family was fortunate to find and build on a duplex zoned 1-acre
lot between Hwy 101 and the Pacific Ocean that has Watseco creek running through

it. We wanted to carry on family traditions and share the beach with others. We sit
together with three other duplexes on a gravel road. A few other mostly single-family
vacation homes are located further down the dead-end road. Early on we hoped our
parents would move into the one side of the duplex and leave the other side for the rest
of the family to use. Times changed, and with some money from our parent's estate we
designed, built, and manage the property. We preserved and enhanced as much of the
original forested character of the property as possible, while being good neighbors and
environmental stewards.

In recent years it's been necessary to share the duplex with vacationers and we've
obtained two SRT permits in order to financially maintain the property. We did not build
it as an investment but to pass it on as a family gathering place for Foeller generations
to come. We've never taken out rental income and proceeds are reinvested in repairs
and improvements. We and our renters trade heavily in Tillamook County where we
prefer to hire local contractors, housekeepers, etc., whenever and wherever it's
possible. We feel we're good Tillamook County ambassadors for vacationers and
visitors from around the U.S.



Our plea: Help us protect and preserve our SRT status for future generations and
visitors by considering the following draft Ordinance comments and suggestions:

» .020 Purpose and Scope: We suggest inserting a #7 clause that says something like
"Provides an ordinance and subsequent implementation of rules that minimizes costs,
enforcement, complexity, labor, appeals and other processes while maximizing
understanding and readability”. The ordinance reads pretty well but we think it could get a
little better!

» .030 Definitions, DD. "Transfer": Ensure that ST R licenses can be passed on through death,
divorce, marriage, or inheritance, and (add something like) any legal form of ownership
that serves the same purpose.

+ .060 License renewal, B. Transferability of Licenses: Clarify and ensure this section is
consistent with the "Transfer" Definition in .030 above. These two sections could be read
to create some confusion with each other.

+ .080 Operational Requirements...., J. Contact Information: Allow some leeway in the
requirement "that a contact person be able to arrive on site within 30 minutes to address
complaints that cannot be handled over the phone". The owners and most of our families live
in the Portland area and it takes them about 2 hours to drive to Watseco, IF and when
Highway 6 is clear!

« .100 Additional Requirements,,,,,,, B. Complaints, 2, STR Hotline: In addition to allowing
some leeway for a 30-minute on-site response time, consider developing another ordinance
requiring ALL owners in unincorporated Tillamook County be subject to the same type
of complaint process and a hotline, not just STR's. We believe it's unfair and unreasonable
to require a hotline only for STR's where the number of complaints is likely to be much higher
for non-SRT housing county wide. Initiating an amended requirement for response time in this
ordinance, and developing a similar complaint hotline for all other kinds of housing is the right,
non-discriminatory thing to do!

Sincerely, and thanks for listening to our considerations and suggestions,

Tom Foeller,

and on behalf of my sibling co-owners Diane Foeller Miller, and Dan Foeller
tmfoeller@comcast.net :

cell/text 503-803-0390




County Commissioners, Ms Abshar,

My name is Carol Hoke. | am a homeowner in Neskowin and a full
time resident.

| am speaking today in full support of the adoption of Amended draft
Ordinance #84.

[ recognize that this draft is a result of many hours of hard work
performed by a dedicated group of Tillamook County residents with a
broad range of opinions and experiences. | have attended many of the
committee meetings virtually and have observed the often robust
discussions over each and every item of this document. A consensus
was actually met by the committee on each vote and documented.

| do not think that all of the important issues required to satisfy the
stated purpose and scope of the ordinance have yet been resolved
with this draft. It is, however, a reasonable, negotiated compromise
and | do support the changes which are significant steps in the right
direction.

Occupancy guidelines, parking, garbage and noise are the issues that
most obviously impact the liveability of our community, but health and
safety are equally important. As a South Tillamook County Volunteer
Corp neighborhood Captain, | appreciate the attention given to septic
systems, fire & safety and emergency ingress and egress.

| implore you to approve the adoption of this draft to protect the
“character of the established unincorporated neighborhoods to ensure
compatibility and livability”.



Thank you for your time and consideration.



Lynn Tone

From: susankpeters@comcast.net
Sent: Friday, June 16, 2023 10:24 PM
To: Lynn Tone

Subject: . EXTERNAL: 5TR Issues

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

Hello--I could not get the new quick template to work so am sending this email to document my
support of the Oregon Coast Hosts group's position in the current County effort to change the STR
system. | attended the June 13 hearing, and sent a letter several months ago but | note that one
must have submitted comments or spoken at current hearings in order to join in any future litigation
that may occur when the County makes changes that appear to be illegal. | currently have 2 STR
permits for two units at 1260 Tillamook Ave., Oceanside, Or. 97134. Thank you, Susan K. Peters



ann Tone

From: mark roberts <mandm-roberts@comcast.net>

Sent: Saturday, June 17, 2023 6:50 AM

To: Sarah Absher

Cc: Kurt Heckeroth; Gale Ousele; Don LaFrance; Guy Sievert; chadvictor76@gmail.com;
Megan Gillas; Lynn Tone

Subject: EXTERNAL: Re: June 22 Planning Commission Packet Link

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

Sarah
As previously stated, I'll be unable to participate since I'm still traveling - back very soon in the USA
I've attached some interesting images for contemplating from here in northern Italy

First, lots of multi family dwellings here. Below is a six-plex ... which looks pretty nice to me. NOT an instant slum.

UL

Second, many clever public investments. Below is a ‘pocket park’ probably 15'x100” with 10 pieces of play equipment




Third, there is a pedestrian/bikeway adjacent to the two above properties... which | use to get to the center of the village
- visible adjacent to the pocket park, above

Fourth, zoning is mixed and specific. Adjacent to both the multi plex and the park is a farm. There must be more than
just here, but this location had its grass cut today ... and a cow is surrounded by an electric fence






Finally, while admittedly I've been traveling in touristy places for the past 31 days and five countries, I've seen only one
homeless person and zero tents on public roadways or spaces.

Mark

Sent from my iPad

On Jun 17, 2023, at 1:40 AM, Sarah Absher <sabsher@co.tillamook.or.us> wrote:

Good Afternoon Commission Members,

Here is the virtual link to the hearing
packet: https://www.co.tillamook.or.us/sites/default/files/fileattachments/community development/p
roject/83653/planning commission packet june 15 2023.pdf

Packets were mailed out yesterday afternoon. June 22" meeting begins at 7:00pm.

Sincerely,

<image001.jpg> Sarah Absher, CBO, CFM, Director
TILLAMOOK COUNTY | Community Development



Lynn Tone

From: Public Comments

Sent: Tuesday, June 20, 2023 7:37 AM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: STRs & Cregon Coast Hosts

From: Carol Herzog <herzogcarol@hotmail.com>

Sent: Sunday, June 18, 2023 8:03 PM

To: Public Comments <publiccomments@co.tillamock.or.us>
Subject: EXTERNAL: STRs & Oregon Coast Hosts

[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 Board of County Commissioners:

I support Oregon Coast Hosts and their efforts to preserve property rights in
Tillamook County.
Please refer to my previously submitted public comments, in which I have outlined my
objections to the
proposed changes regarding STR regulations, such as limiting the number of transfers
of one's STR permit,
imposing distance limits between vacation rental homes, reducing number of rental
days allowed, etc.
I believe the changes you are considering are an impermissible taking, and a
constraint upon my rights
as a property owner with an existing legal STR permit.

Since your time to review the numerous public comments is limited, I will not repeat
all of my comments
here, but I want you to understand that my coastal home (7855 Brooten Mt. Loop,
Pacific City, OR. 97135)
was purchased with a family member (not a large corporation) when I retired, and
we would not be able to maintain it if our ability to rent it to others was curtailed in the
many ways you
have proposed.

thank you for your consideration of my remarks, and for your service to Tillamook

County.



Sincerely,

Carol Herzog
Ziola F. Herzog Land Co. L.P.



Lynn Tone

From: Public Comments

Sent: Tuesday, June 20, 2023 2:35 PM

To: Lynn Tone; Sarah Absher; County Counsel

Subject: FW: EXTERNAL: Fwd: Comments to STR draft ordinance

From: Robin Eubanks <eubanks.robin@gmail.com>

Sent: Tuesday, June 20, 2023 2:32 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Fwd: Comments to STR draft ordinance

[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,
I'm writing to provide comments from the perspective of a vacation rental owner.

We have been coming to the Oregon Coast for the past several years as a way to escape the heat.
We have always stayed in STRs, and have now decided that we would like to purchase our own
place that we can use for 1/3 of the year and rent for 2/3 of the year, and ultimately plan to live
fulltime in Oceanside when we retire in a few years. We are currently under contract to purchase a
property in Oceanside which has an existing STR permit, and we are planning to close in the next few
weeks.

We would not have been able to purchase the house had the existing permit not been transferrable.
As such, | am a strong proponent for continuing to allow the permits to be transferred. | know the
proposed ordinance permits a 1 time transfer, however, in lieu of trying to limit permits based on
transfers, the permits could be limited through the "use it or lose it" model. If |, or a future buyer, are
not able to transfer the permit, that has a direct effect on the marketability of my property, which has
historically been a vacation rental. It is a huge benefit to know that | can continue to operate the STR
as a way to offset the expense of buying a home on the coast and | would not otherwise be able to
afford the house. | would ask that the commission consider the following revisions to the draft
ordinance: (i} people under contract to purchase a STR or with pending transfer applications
at the time the ordinance is passed should not be counted as the "1" transfer being permitted
and (ii) transfers of an existing license should be permitted without restriction so long as the
home is being operated as a STR within 45 days prior to the date of transfer.

It is also an undue burden on a property owner to force the property owner to update its currently
permitted STR to comply with new building codes. Is this requirement going to be required for ali
other commercial uses, including hotels? If the property passes the inspection and was built to code
at the time of construction and with respect to any remodeling, there should be no additional updates
required, or if they are required, the law should fairly apply this requirement to alt commercial uses,
hotels, etc. as to be uniform in its application and not single out one class of property owner.

1



| understand the need for the moratorium on new permits, however, instead of implementing this on a
county wide basis it may make more sense to look at the area and township to see how many STRs
are within the area and come up with a system that allows areas that are underserved with STRs to
have permits first. This could even be done on a block by block basis (no more than x per block
permitted).

| understand that the commission has the difficult job of weighing the desires of the long-time
residents with the STR owners. | would ask that the commission remember that some STR owners
(such as myself) would love to be residents, but may not be able to afford it at the time of purchase,
and having a STR is a vehicle that permits me to have ownership and involvement in the community.
Not all STR owners are absentee, and many love the community and spend time there in addition to
renting their property.

| respectfully ask that the commission consider my requests.
Thanks,
Robin Eubanks



Tillamook Board of County Commissicners: June 20, 2023

This is 2 personal public comment & not on behalf of any group.

Thank you for adding a 3rd public hearing. | am submitting additional public comment in lieu of verbal public comment.
Written comments have repeatedly mentioned specific and valid concerns with the draft which have gore unaddressed.
Families are facing continued financial harm by missing out on a second summer of prime renting season due to the pause.

Short-Term Rental Advisory Committee (STRAC)

The BOCC order extending the pause has misinformation. Section G states that County staff & the STRAC "have been
studying livability issues” and "have made recommendations to the Board of Commissioners for the replacement of
Ordinance No. 84 with a new regulatory program..." The STRAC has read public comments and discussed livability. We
requested data regarding livability to better understand the impact of STR guests, residents, guests of residents, and day
visitors in our communities, but no study on livability has been done. At no time did the STRAC recommend replacement of
Ordinance #84. This effort has been driven by the county, and as a member of the STRAC | respectfully ask that the county
not continue to signal that these extreme efforts be credited to the STRAC. We were given a draft ordinance to review. The
STRAC worked very conscientiously with thoughtful discussions, though limited in scope by the county. This process has
been ongoing for 18+ months, only meeting roughly once a month, and STRs are simply not on par with public health
emergencies which include disasters such as tsunamis, eanthquakes, wildfires, hurricanes, tornados, and pandemics. A 1%
growth limit is essentially a continued moratorium as working with each community will takes years.

24-7 Contact Person
At public hearing #1 Commissioner Bell asked about the ability of STR owners to list more than one contact person with
Granicus. The Community Development Director responded, "Yes." Unfortunately, this does not match the answer [ was
given when | recently reached out to the permit technician to provide backup contact info due to travel, Here are several
iterations of the resulting conflicting response from the County:

"While the account was updated only ene number can show ... and that number is yours,”

"This fact is beyond our control as the system we use has limitations. "

"Having muftiple contacts would not help you in this situation. "

"The Granicus system only has one slot for a number, so the answer is no and that is beyond our control...”
Despite saying otherwise at the public hearing, it appears STR permit holders may only have one caontact number listed with
Granicus, so having backup contact people is entirely useless. Additionally, the county is introducing a minimum $100 fee to
change a contact person. This is cost-prohibitive and will disincentivize people to have correct contact information when
short periods of temporary coverage are needed. | again encourage the County to join the digital age and have an online
directory where owners can log in and change their contact person with an immediate update via software being linked to
Granicus. If the County truly prioritizes compliance over punighing owners, then an online directory is an excellent solution.

30 Minute Response

At public hearing #2 it was noted that the 30 minute response requirement is not new. The requirement for a 30 minute in-
person response is new. Further, Commissioner Skaar explained that a phene response is required within 30 minutes, and
then in-person within 60 minutes if the concern is not remedied. | agree that this is the intention of the proposed regulation,
however the ordinance does not clearly state this:

* "The contact person shall respond/answer immediately..., 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" {.080 H) :

An important missing piece of data is the number of STR complaints that have not been able to be resolved without an in-
person response. For example, knowing how many of the 27 complaints in all of unincarporated Tillamook County from
2019-2022 required an in-person response to resolve would be very valuable information when making regulations. With
only one single violation county-wide from 2019-2022, this new regulation is simply not warranted.

Resort Community

It's a fact that the 2019 Tillamook County Housing Needs Analysis referred to Neskowin as a "resort” community simply due
to our high percentage of seasonal homeownership. This designation is straight from Titlamook County and is not an opinion
("Most new housing construction has occurred in coastal "resort" towns, such as Manzanita, Neskowin, Pacific City and
Rockaway Beach, where 66%-80% of the total housing stock is now owned by part-time residents" p. 10). STRs make up
only a fraction of the homes owned by part-time residents. | have no doubt that Neskowin has seen many changes through
the decades, but | can assure Tillamook County that Neskowin's "character" does not need "protection” from my STR as
stated in the Purpose & Scope of the draft ordinance. My cottage has contributed to the character of Neskowin for nearly
100 years. Some of the loudest voices protesting STRs in Neskowin are from people who moved to Neskowin within the last
few years. Choosing to move to a "resort* area with STRs already in place, and then decrying the existence of STRs doesn't
align well with respecting the historical nature of our community where STRs have been prevalent for many decades.



Neskowin STR Violations
STRs in Neskowin had zero violations in 2019, 2020, 2021 & 2022.

Profitability

| encourage the BOCC to review the economic data provided by Tillamook Coast Visitor's Association regarding average
income for homes with STR permits. For a large majority of homeowners, STRs are not a money making venture. Speaking
from experience, this is a fabor of love. Even during 2021's record high occupancy due to the pandemic, [ did not break
even. My income from renting goes back into my home in the form of hiring local businesses for ongoing projects.

Corporate Ownership & Multiple-Homes Ownership

| have repeatedly asked for facts to back up the claim so often repeated about corporate ownership of STRs in Tillamook
County. The County has not provided this information, yet the BOCC referred to corporate ownership as not only a fact, but
a concern. | can tell you from evaluating the STR permit list that approximately 93% of homeowners with STR permits have
only one single permit in Tillamook County. The BOCC stated that "mom & pop" STRs are not the problem, but we are
certainly paying the price. Only a handful of families have 4-5 STR permits. It would be helpful to have facts to back up these
statements instead of regurgitating the "boutique hotel" misconception. One would hope that our commissioners would be
well-informed and not perpetuate rhetoric in disregard for facts. The number of homes which may fall into the sole investment
category appears to be very small. If the BOCC would like to pick one growth managerment toal, then limiting future
ownership seems like the best fit to address this concern instead of caps in neighborhoods which are historically seasonal,

Permit vs License

Tillamook County cannot rewrite history in an attempt to change the narrative. Current STRs have permits. A strikethrough
of 'permit’ here or there and replacement with ‘license’ isn't retroactive. The switch on annual permit renewal receipts to
licenses in May 2023 is meaningless. The ongoing dialog which has shifted from referring to current permits as licenses is
further highlighting that there is an important difference between the two terms. | don't agree with Dan Kearns on much, but
I'will agree with his statement that a permit is a defined term under state land use law. The fact that the last "permit”
verbiage in the proposed draft to be changed was in the actual title of the ordinance speaks volumes. it's simply not that
easy to remove permits in reality.

Golden Ticket

I heard loud & clear that the Commissioners do not want current permit holders to have Golden Tickets (the value added by
a transferable STR permit upon home sale). This is a legal issue, and should not be in the hands of the BOCC. | respect their
opinion to avoid Golden Tickets, but they are essentially creating Golden Tickets by limiting STRs. There are many ways to
boost one's home value: Ocean view, primary bedroom suite, updated kitchen & bathrooms, enhanced landscaping etc...
A permit is no different from any other home feature that can increase value. The free market does not require homeowners
to diminish their property value to maintain affordability below market value in a highly sought after location such as the
Cregon Coast,

Current STR Permits

At the end of the day, it may be best for Tillamook County to simply acknowledge that the current STR permits have land
use rights and need to be legally allowed to continue in accordance with the law. In the grand scheme of things, the permit
list will shrink, though | have no doubt that many homes which have always been $TRs will continue to serve that essential
role along the Oregon Coast moving forward. New licenses under Amendment 2 may have new regulations, but current STR
permits have legal rights under Amendment 1 which need to continue, including transferability in perpetuity. My cottage has
historical use as an STR which should not be limited by any type of percentage cap, or distance limit.

Rules & Regulations

Regulations need to be simple, fair, and balanced. A mechanism for false complaints needs to be included. STR owners need
clarification on violations. As written, it appears one's right to rent may be lost with one single infraction's domino effect. If
the contact person is not up te date (violation), so there's no response (violation), and there's a valid complaint (violation), is
that one single violation, or did someone just lose their ability to operate an STR with three strikes? The entire draft is
disorganized, has too many overreaching rules, vague regulations, and conflicting information in addition to significant legal
concerns. Tillamook County should consider alternative solutions.

ﬁ;ﬂ.,b/i;l..._
Hillary Gibsan



Lynn Tone

AR I,
From: Public Comments
Sent: Tuesday, June 20, 2023 11.09 AM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Support for comments and legal concerns submitted by Oregon Coast
Hosts

From: Lloyd Hayne <lloyd@lloydhayne.com>

Sent: Tuesday, June 20, 2023 8:01 AM

To: Public Comments <publiccomments@co.tillamook.or,us>

Cc: linda.h@lloydhayne.com

Subject: EXTERNAL: Support for comments and legal concerns submitted by Oregon Coast Hosts

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

To:  Tillamook Board of County Commissioners
Tillamook County Community Development
publiccomments@eco.tillamook.or.us

mfbell@co.tillamook.or.us

dvamamoto@co.tillamook.or.us

eskaar@co.tillamook.or.us

sabsher(@co.tillamook.or.us

From: Lloyd & Linda Hayne
250 Reeder St
Short Term Rental Owner

Re: Support for all comments and legal concerns submitted by Oregon Coast Hosts

We, Lloyd and Linda Hayne, are Short Termn Rental Owners in Avalon West. Many of these issues were raised at the last
hearing and in hundreds of public comments, but the new draft does not address them. As written, if this draft proceeds to
a vote and is approved, then we support litigation to protect our propetrty rights.

We are both retired and purchased the property in 2020 as a vacation home for ourselves and family. This is our
retirement vacation home. We and our children use it regularly when not rented. We rely on the income from our short
term rental guests to be able to afford our home.

These are our top 3 general concerns:
* No evidence to support restrictive new regulations - only 9 violations in 4+ years
¢ Replacement of current permits with licenses
» State building code prohibits forcing historic buildings to “come up to code”

These are our top 3 operational specific concerns:
« Parking: Owners can not enforce rules against parking on public streets



» Exterior Signs - Requiring expiration dates on exterior signage is unnecessary and wasteful as it will necessitate
new signage annually and may invite vandalism and trespassing, especially in places where the home is not
visible at all from the public right of way.

s Provision is needed to protect STRs from harassment via unfounded complaints.

I support fair and balanced STR regulations. Balancing the historic seasonal home ownership of our community with
property rights and livability can be done with evidence-based regulations and enforcement. To truly impact livability, the
rules regarding top nuisance concerns need to apply equally to all homeowners and residents.

Sincerely,

Lloyd Hayne
Linda Hayne



LGn Tone — - - .

From: Sarah Absher

Sent;: Tuesday, June 20, 2023 8:52 AM

To: Lynn Tone

Subject: FW: STR Public Comments 84 Suggested Edits
Attachments: 84.word.pdf

Please include the email and attachment as public record.
Thank You,

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

Tilamook, OR 97141

Phone (503) 842-3408 x3412
sabsher@co.tillamook.or.us

From: Hiltary Gibson <hillary.gibson@me.com>
Sent: Tuesday, June 20, 2023 8:22 AM

To: Sarah Absher <sabsher@co.tillamook.or.us>; Bill Sargent - Personal <bill@williamksargent.com>

Cc: Erin Skaar <eskaar@co.tillamook.or.us>; Mary Faith Bell <mfbell@co.tillamook.or.us>; David Yamamoto
<dyamamoto@co.tillamook.or.us>

Subject: EXTERNAL: 84 Suggested Edits

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

Sending this separately as it is not intended to be official *public comment* but merely specific feedback for
consideration as the draft is updated.

I think a fresh start with a clean slate may be best, but if the county insists on going with this draft, then please consider
some edits.

Thanks so much,
Hillary Gibsan




HILLARY GIBSON

BREAKERS END LLC, VACATION RENTAL HOME

503-568-9133

@neskowinbeachcottage on instagram

info@BreakersEnd.com

www.BreakersEnd.com

NESKOWIN VILLAGE, OREGON COAST




suggested edits for consideration
BEFORE THE BOARD OF COUNTY COMMISSIONERS FOR

TILLAMOOK COUNTY, OREGON

In the Matter of Regulating Short Term )

Rentals, Establishjng Standardsand ) ORDINANCE #84
Fees, Providing for a Permit License, ) AMENDMENT #2
And Creating Penalties for Violations of )

This Ordinance )

Legally cannot simply strike through "permit" and rename it a "license"
Current permit holders may legally retain STR permits under Ord 84 - Amendment 1

010.......Title

020....... Purpose and Scope

030...... Definitions

040.... Annual Short-term Rental License Required, Basic Requirements for a License, No Nonconforming
Use Status Conferred

050.......Application and Fees

060 ...... Term of Annual License and Renewal

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

080...... Operational Requirements 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

120...... Violations

130...... Penalties

140...... Appeals of County Decisions Regarding Short-Term Rentals
150...... Severability

160  Effective Date

The Board of Commissioners for Tillamook County ORDAINS as follows:

A0 Title. The provisions contained in this Ordinance are intended to authorize and regulate the short-
term rental use of residential dwelling units on properties in unincorporated Tillamook County and
shall be known as the Tillamook County Short Term Rental Ordinance.

A, Repéal Tillamook County Ordinance 84, Amendment 1 (adopted April 19, 2019) (Tillamook County
Short Term Rental Ordinance) is hereby repealed it its entirety. Current STR permit holders should
continue under Amendment | & new licenses ¢could be under Amendment 2

B. 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."



20

Purpose and Scope.

A. 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 concerns of residential neighbors with the rights of
property owners to use their property as they choose.

3. Provide 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 nelghborhoods to ensure compatxblhty w:th
and livability 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. With Tillamook County defining some areas as
"resort" areas due to high percentage of seasonal home ownership, this purpose is off target.

How does the county define an established owner-occupied neighborhood?

5 Protectthecharacw terof theCounty‘s established heirght borhoods by limiting the number, concentration, and scale of
full-time short-tetm rentals in residential neighborhoods.
Why does this ordinance apply to all STRs when it targets fill-time STRs?

How is a full-time STR defined?
How does the county define "established"” neighborhoods?

6. Provide funding support for County housing development initiatives to address local
affordable and workforce housing needs and increase availability of housing for people who
want to live/work in Tillamook County,

[ PURPOSE & SCOPE - suggested simplification - ' : Coi ]

The purpose of this Ordinance is to reasonably regulate STRs in Umncorporated Tlllamook County, with the
following goals recommended as key to preserving the health, safety, and general welfare of the community:

el S o

Clearly define STRs.

Manage growth of STRs.

Establish basic safety regulations for visitors renting STRs.

Promote active enforcement of evidence based rules & regulations.

Balance livability in residential neighborhoods with the rights of property owners.

Preserve character of traditional vacation destination locations.

Mitigate potential nuisance concerns related to STR activity and promote solutions for compliance.
Recognize benefits including tourism economy and providing local employment opportunities.
Ensure a varicty of accommodations to promote public beach access in alignment with Oregon
Beach Bill.

B. With the adoption of these regulations, the County finds that the transient rental of dwelling units has

the potentlal to be incompatible with the residential 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 surroundmg residential neighborhoods and will not materially alter the!
livability of the neighborhoods in which they are located, Please Feference data to support this - not
opinions. In historical neighborhoods with high seasonal use, one may say that full-time residences are
altering the neighborhoods. Maybe we need a cap on full-time residences which are incompatible with



resort areas (vhetorical question to illustrate how illogical that sounds when the tables are turned).

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 are not met. This Ordinance provides the administrative framework for certification and
the operaticon of short-term rentals and provides a process by which owners can appeal County
decisions related to short-term rentals.

D. This Ordinance only applies to dwellings during times of use as an STR. Owners and their non-
paying visitors are not bound by these regulations. [Suggest adding this text to make it crystal clear
that homeowners themselves are not subject to STR standards including occupancy, noise, parking
etc., as this Is a frequently asked question]

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

F. 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.

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

H. Administrative Rules. The County's STR Administrator 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 Clerk and shall be posted on the County’s website. Any such administrative rules and
regulations shall be binding upon any owner, operator or registrant of a short-term rental arid upon
the Hearings Officer under Section
.140.

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

B. "Applicant" means an owner .of a dwelling unit who applies to the County fora Short-Term
Rental License.

C. "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.

D. "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)
+  Aminimum of 703quarefeet of floor space and not less than 7 feet in any horizontal
dimension (ORSC R304.1). Does not account for small cottages
*  Anemergency escape and rescue opening (ORSC R310)
* A built-in closet, clothing closet organizer, armoire or similar clothing rack or clothing storage



unit. How is this relevant to safety? County even said a "basket" would suffice.
* Asmokealarm (ORSCR314.3) whererequired.
¢ A carbon monoxide detector (ORSC R315.3) where requlred Where is that - conflicting info

* Allsleeping 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 Director 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 1 (0:00pm. "Daytime occupants" mean
the guests who may occupy a short-term rental during a daytime occupancy.

"Department” means the Tillamook County Department of Community Development.

"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 asingle-family dwelling and a factory-
built or manufactured dwelling that bears a valid certification 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 mobile 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 ¢ivil 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 regulation /vague] promulgated
thereunder; (2) the Applicant, Owner or Contact Person has failed to comply with any special
cond1t1ons 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.

. "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.

"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.

"Non-transient rental" means to renta dwelling unit or room(s) for compensation on a month-to-
month or longer basis.



AA,

BB.

CC.

DD.

EE.

FE,

"Onsite Wastewater Division" means the Onsite Wastewater Division of the Department of
Community Development.

"Onsite Wastewater Treatment System" means any existing treatment and dispersal system of
residential wastewater.

"Owner" means the natural person or legal entity that owns and holds legal or equitable title to
the property.

"Registrant” means the owner of a dwelling unit who holds a Short-Term Rental License.

"Renter” means a person who rents a short-term rental or is an occupant in the short-term rental.
Renter includes the term "tenant".

"Road Authority” means the Tillamook County Public Works Department and the Oregon
Department of Transportation (ODOT).

"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".

"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.

Short-Term Rental” or "STR" means the transient rental of a dwelling unit in its entirety 70
any person on a day to day basis for a consecutive period less than 30 days per month ["per
reservation” or simply "less than 30 consecutive days" - some 30+ days stays are spread
over two months so this language creates discrepancy with law by adding "per month"] but
does not include a Hosted Homeshare, a bed and breakfast enterprise, hotel, motel or other
types of 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. Short-term rental use is a type of "vacation occupancy" as defined in ORS
90.100.

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

"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.

"Subject Property" means the property on which the short-term rental is located.

"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.

"Transient rental" means to rent a dwelling unit for compensation on a less than a month-to-
month basis.

"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 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
persen to make available for accupancy 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,

. License Must Be Obtained and Muaintained, 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. It is a violation of this Ordinance to operate a short-term
rental without a valid license.

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, land use permit,

or noncenforming use status under ORS 215.130 to continue operation of a short-term rental. v
Operation, advertisement or offering a dwelling unit for short-term rental use, in all cases, requires a.
valid license or STR permit under Ordinance 84 - Amendment 1.

Cap on Number of STR Licenses In Effect for Unincorporated Communities and Properties within
City Urban Growth Boundaries. The County shall establish a limit (a cap) on the number of STR
Licenses that can be in effect at any one time for defined residential subareas within unincorporated
Tillamook County and shall establish those caps by Board Order. 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 County will return the application and place the
applicant's name on a waiting list in order of application. After that, the County STR Administrator
will contact each STR applicant on the waiting list in order as soon as there is room within the
applicable subarea cap to admit a new STR application. The STR license application fee shall not be
collected if there is not room within the applicable cap to accommodate the STR, however, the
applicant shall pay a $100 fee fo be placed on a waiting list.

License Application and Fees

. 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 a Short-Term Rental License
thereafter:

L. Owner/Applicant Information. Applicant's name, permanent residence address, telephone
number, and the short-term rental address and telephone number.

1

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.

Multiple contacts for back-up should be allowed due to 24/7 coverage mandate & this information
should be in online database that owners can login to update. June 16, county says only one contact
at a time allowed with Granicus.

e

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.

[

Proof of Liability Insurance.

I

;?gjpof of Garbage Service. unless not available by franchise hauler



6. ProofofAccess. Theapplicant shall provide proof of an approved road approach for the subject
property from the local road authority where applicable. Where is this applicable - How do
applicants know?

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 property. Notification canbe
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 name 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 license,

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

9. Tramsient Lodging Tax Registration, Evidence of transient lodging tax registrationwith 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 stating that the property owner agrees to indemnify,
save, protect, hold harmless, and defend Tillamook County, [overreach], 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 operation, occupancy, use, and/or
maintenance of the property.

14. Such other information as the County's STR Administrator deems reasonably necessary to
administer this Ordinance.

Inspections. The applicant shall specifically acknowledge and grant permission for the County's
STR Administrator te perform an inspection of the short-term rental,

1. TheCounty's STR Administrator may conduct a site visit upon receipt ofan 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.

I~

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 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 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 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 for a Short-Term Rental License, license

renewal or alteration of an existing license shall be as established by Board Order.

Fees can be set by BOCC, but they need to be capped at 5% increase per year as stated in Ordinance #84 -
otherwise fees can skyrocket to be used as a tool to reduce STRs.

Re-inspections should be every 5 years - this aligns with septic tank pumping guidelines, and the inspectors
are currently understaffed and repeatedly missing appointments,

.60

Term of Annual License and Renewal

A. Term.A Short-Term Rental License is valid for one year (12 months) and shall

automatically expire if not renewed on or before the last day of the month of 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 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 established by Board Order.

Add 30 day grace period after renewal due date

$100 minimum to update a mailing address or contact person - Exorbitant, If there will be a fee, then there
needs to be an online option for owners to update their own profile for free.

70

B. Transferability of STR Licenses. Any STR License ex1st1ng at the time of adoption [zero -

county has not issued STR licenses] 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 the adoption of this Ordinance are
not transferable when property ownership changes.

Application Required and Burden for Application Approval and License Renewal

. 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.

. Burden of Proof. The applicant has the burden of proof to demonstrate compliance with

applicable requirements for initial approval or annual renewal of the Short-Term Rental
License. The applicable requirements 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
inquiries. For the initial application renewal every three five years thereafter, the applicant
must also comply with the requirements of Subsection

.090.



C. Responsibility. The applicant shall certify that all information 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
regulations, and all other relevant laws.

D. Parking. Proof of required off-street parking shall be required as follows:

1. One (1) all-weather travel surface parking space shall be provided for every bedro m
in the dwelling unit. If a garage is used to meet the parklng requirement, a phot
the lnterlor of the garage shall be s submltted at the time of application ¢ and renewal t
show the garage is available and large enough for vehicle parking. [Photo unnecessary
- will be visible upon mspectlon] All required parking shall be on-site {ofi-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, QOff-site parking is subject to the
requirements of .0BO(E).

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 aminimum size of 8-feet by 20-feet each, or a lesser
dimension authorized by the Tillamook County Public Works Director. 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.

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 amanner that ensures parking spaces are accommodated within the property
boundaries,

3. No STR property shall have more than six (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. [This is unfair
to current STRs which are currently *required* to have as many as 10 parking spaces -
currently permitted STRs should be able to continue under Ordinance 84 Amendment

1]

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.



.80

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 prioritized when using the short-term rental.
This is correct & agreed upon by STRAC, which is different from "1equ11mg" off-
street parking referenced .080 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.

. 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.

. Initial and Every Third Fifth 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 fifth year thereafter, the applicant must obtain and provide to the
County evidence of the satisfactory inspections described in Section .090.

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 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.

- Maximum Occupancy. The maximumnighttime occupancy for a short-term rental shall be

limited to two (2) persons per bedroom plus two (2) additional persons, [plus up to three (3}
children, age 12 or under - this info is in the example following, but omitted from max
occupancy description]. For example, atwo-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 short-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 short-term
rental. Personally, I think easiest to stick to 2 per bedroon + 2 and not count guests age 5
and under. Also, county needs to note that the 3 extra children do not count rowards
occupancy calculations with Operator License Fee. KEEP IT SIMPLE - Ditch the Estate
Home classification and just do 2 per bedroom + 2 extra. guests age 5 -+ under don't count, max
total 16 guests over age 5. (currently permitted STRs continue under Ordinance 84 Amendment |

with no reguired reductions in occupancy - many homes have already voluntarily lowered
occupancy).

. Regardless of the number of bedrooms [contradicts Estate Homes], the maximum nighttime

occupancy of an STR [with 4 bedrooms or less] shall not exceed 10 (ten) persons plus three
(3) children aged twelve (12} and under.

. The owner of an Estate Home shall be exempt 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.

. 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 permitted for a maximum daytime occupancy of twelve (12) people.



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
notrces and placards required by thlS Ordinance shall requ:re the renters to park on-site and

restrlct or enforce palkmg in any public rlght of way & this contradicts prevmus verbiage
agreed upon by STRAC to prioritize off-street instead of prohibit on-street .70 D5] 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.

If street parking is not SAFE for STR guests, then it is not safe for day visitors or residents.
If residents need street parking, then permits or signage should be considered. Public
parking cannot be restricted for a select group.

1. Quiet Hours. The hours of 10:00pm to 7:00am the following day are quiet hours, and there shall
be no amplified music or other unreasonable noise during quiet hours that can be heard beyond
the property boundaries of the short-term rental property. [The term 'other" is too vague - this
could be a cough, sneeze, car, AC unit, baby crying etc... noise must be unreasonable &
sustained to be a nuisance - if Tillamook County won't enact a noise ordinance then it needs to
be more reasonable here in the absence of decibel limits] The owner or contact person shall
respond to all [valid] noise complaints during quiet hours within 30 minutes of when the
County's STR complaint dispatch center sends a message about a received complaint regarding
the short-term rental. Failure to respond shall be considered a violation [only for valid
complaints] of this ordinance (in addition to an actual noise violation - is this creating two
violations for one issue, or just one single violation?] and subject to the provisions of Section
130. There should not be a penalty if the noise complaint is not valid within more specific
parameters. Allowing "other noise” during quiet hours to be a possible violation in a county
without a noise ordinance is a very slippery slope for STRs to be targeted by neighbors, which
we are already seeing,

Suggested Edit: From 10pm-7am there shall be no amplified music, no loud singing, no loud talking
and no other audible noise by guests shall exceed forty (40) decibels for more than five (3) minutes
during quiet hours at any property line of the STR. There are free mobile apps available to measure
decibels.

F. Zoning Compliance. The property shall be in compliance with all applicable County zoning
requirements and any development permits related to the subject property af time of
construction. If the property owner claims any sort of non-conforming use status for any
aspectof 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 Ordinance be construed as a land use or development regulation, nor
does prior operation of a short-term rental give rise to a'nonconforming use right under the



County's land use ordinance.

. No unpermitted improvements or bedrooms. All electrical, structural, plumbing, venting,
mechanical and other improvements made to a licensed short-term rental which require a
permit shall be fully permitted. Any sleeping area [there are no more "sleeping areas" - just
bedrooms] used as a bedroom shall be inspected and permitted in accordance with the
requirements of this Ordinance. Areas not approved for use as a bedroom shall be locked
[nonsensical - all homes have "areas" which are not bedrooms - I believe the county means
non-compliant bedrooms] 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 sleeping. [A cottage with 2 bedrooms that are both less than 70
sq feet would need to lock the bedrooms and essentially lose use as an STR? What is the
solution in this case that doesn't involve bulldozing an original cottage?]



H. Contact Information. Each registrant shall provide the name and contact information of a!
contact person [we need to be allowed to provide a list of backups that can be contacted due to
challenge of 24/7 coverage] 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. [immediately is not the same - as 30
mmutes] toa phone call complalnt about operatlon of the short -term rental and must be ab_leJ

gqmpglyi all alleged operatmnal problems [On—s1te ‘within 30 or 60 minutes? The intention is
60 minutes, so please be clear] 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 doso
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 mmedlately
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. [A single violation or three individual
violations? If one complaint results in a single failure to have current contact info, resulting
in no immediate response, and then a resulting violation does that mean an owner could lose
their permit in one fell swoop with 3 violations from a single event? Please make this clear
that is not the intention.]

[. Fire and Life Safety. A completed checklist for fire safety (fire extinguishers, smoke alarms,
carbon monoxide detectors, etc.) shall be required with each annual short- term rental license

responsible for completmg the fire sa ty 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 have face plates,
3. The electrical panel shall have all circuits labeled.

4. Ground Fault Circuit Interrupter (GFCI) protected receptacles shall 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 155 feet outside of each bedroom door [A 2 bedroom coftage may
need 4 carbon monoxide alarms?].

The International Association of Fire Chiefs recommends a carbon monoxide detector on every floor of your
home, including the basement. A detector should be located within 10 feet of each bedroom door and there
should be one near or over any attached garage.

7. Allfireplaces, fireplace inserts, and other fuel burning heat sources shall be properly



installed and vented.,

8. Allinterior and exterior stairways with 4 or more steps and that are attached to the
structure, shall be equipped with a handrail.

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

10.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.

11.Exterior lighting shall be directed in a downward direction to prevent glare onto
adjacent properties. Lighting can be an important safety feature to prevent trips & falls
in unfamiliar areas - motion sensor lights should be allowed without needing to face
downward. Dark Skies initiative could be considered community-wide to have intended
impact. .

12.The house number shall be prominently displayed and maintained, and be visible
from the street road right-of~way.

Emergency Escape and Rescue Openings for bedrooms:

1. For all dwelling units constructed after the adoption of !his 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 shall be
5.7 square feet. Minimum net clear height is 24 inches and net clear width is 20 inches.
The Building Official may allow 5 square feet net clear opening at grade floor openings
or below grade.

2. For all dwelling unitsconstructed 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
Oregon Residential Specialty Code.

K. Solid Waste Collection - minimum service requirements. The property owner shall
subscribe to and pay for weekly solid waste collection service by the local franchise hauler
with assisted pick-up /ot always needed] provided by the franchise fon-call service is
sufficient - weekly can be cosfproh:b:tzvefor STRs that are not hzgh volume & notall of
county has franchzse hauler]. :

= Assisted p:ck up can be an extra cost which varies
by ﬁanchzse & county should consider requiring only as needed]. The owner shall provide
garbage containers with securable covers in compliance with franchise requirements that
ensure the collected solid waste is not susceptible to wildlife intrusion and weather
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 products shall not be placed outside of designated
carts/cans. [BOCC - Bring curbside recycling to Tillamook County!]

L. 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 [front door is not always
most common entry - suggest modifying this to requiring posting near primary point of
entry]. Mandatory postings include the following:.

1. The Short-Term Rental License registration number to confirm a license has been
issued by Tillamook County, with the date of expiration [Why? The County does not
provide this annually for permits - adding expiration dates will necessitate annual
replacement of postings]. 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;

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

d. The non-emergency telephone number for 11"1__@___(_:_9_%;1[_3“__5.’;1?; Hgtlinef in
the event of any problems at, or complaints about, the short-term rental.
[Why would a guest need the STR hotline on the interior mandatory
posting? They're going to call it with questions for the owner or manager
and that will frustrate everyone.]

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 rentai. The brochure shall be furnished by the Tillamook County
Department of Community Development at the time of Short-Term Rental License

issuance and renewal [suggest every 5 years with reinspection - wasteful for county to
mail a new map annually].

3. Good Ne1ghwboerollcy and Guidelines. The property owner and contact person shall

acknowledge the County's Good Neighbor Policy, and shall post them in every short”
term rental [County should provide if requiring posting]

0. Exterior Mandatory Posting. Exterior signage 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-o of-way. [An online directory would be a
great alternative which would remove the need for all STRs to be marked with large
exterior signage which can invite trespassers and detract from neighborhood character.
The County should consider a single sign with STR hotline at various neighborhood
entry points, instead of hundreds of individual signs]

1. The Short-Term Rental License registration number to confirm a license has been
issued by Tillamook County, with the date of expiration; [Why is expiration date

needed? This means a new sign would need to be purchased annually $33.]

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

3. The property address;



Optional: R
4. The name of the contact person (or entity) [name should be optional as
different people may share 24/7 coverage from a single number - unclear if
name & number are optional, or if just the number is optional] and a
telephone number (optional).

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 Dwelling 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.

.90  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 County Building Inspector to inspect the dwelling unit and determine
compliance withapplicable fire and life safety code requirements for occupancy of the
dwelling unit a short-term rental. Inspection shall also confirm there have been no
unpermitted improvements, modifications or additions to the dwelling unit. The inspection
and certification shall include compliance with electrical, structural, and ventilation|
requirements at time of dwelling construction. 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 requisite application
and inspection fees. [60 days is too short - 60 days should be time in which homeowner
contracts with a professional to rectify major repairs - homeowners need more time as work
can be difficult to complete in such a short timeline. Minor repairs 60 days.]
[Several reinspection appointments have been no-shows by the County in 2023, which is a significant
inconvenience and expense for homeowners and property managers. If a confirmed reinspection
appointment is missed, then a 30 day clock for reinspection shall reset and the reinspection fee shall be
waived. This is another reason why 5 year reinspections should be considered - it appears the county is not
equipped to handle a 3 year rotation]

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 (septic
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 application
submittal.



. Ifthe system was installed more than five (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 Onsite 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 fulfill this requirement.

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.

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 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 conggggtwgr,
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. [This need for ANNUAL
inspection was agreed to be too often by the county and intended to be a desk review,
but the text was not updated and continues to require annual inspection which is only
needed once every 5 years]. 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 Prohibitions. The following are on-going requirements for
the operation of all STRs in Unincorporated Tillamook County.

A. Advertising and Short-Term Rental License Registration Number. The property owner or
contact person shall put the annual registration number on all advertisements for the
specific property wherever it {5 advertised for rent.

B. Complaints.

1.

Response to Complaints. The contact person shall respond to neighborhood questions
[Why would anyone need to be available 24/7 for neighborhood questions - what is
that?], concerns, or complalq_f;_g_ nably timely manner [vague] depending on the
circumstances and shall ensure to the best of their ability [vague - owners can't be
responsible for behavior of other people, but can make the rules known] 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. [do LTR landlords have this same requirement for their tenants?].




2. STR Hotline. The contact person shall reSpond by telephone Wlthm thirty (30) mmutes to

complamts from or through the Hotline and shall respond in-person within thirty (30)
minutes to any additional or successive complaints regarding the condition, operation, or
conduct of occupants of the short-term rental. Unresolved complaints determined by the
STR Administrator to be a violation of this Ordinance shall be subject to Section .130
[Please match other language about response time to this vs "immediate” and clarify that
the time for in-person is 60 minutes total, Please allow owners or managers to note to
Granicus or the County if an in-person response was not possible due to personal safety
concern - this was discussed as an option by the STRAC for a rare situation that may be better
handled by law enforcement. Owners/Managers should not place themselves in harm's way
for fear of a violation].

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,

False Complaints. Complaints need to made in good faith and not with the intent to harass
STR owners. Individuals who make more than 3 unverified or false complaints per year

shall be required to participate in mediation by Tillamook County, Fees to individuals for
false complaints shall be set at the same level as fees for violations to owners. Anonymous
complaints are not valid. [please consider adding suggested text in response to STR owners
being targeted - sometimes unfairly].

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.

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. .

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 transient rental:

1.

Events. Events and activities that exceed maximum overnight or daytime occupancy
limits.

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

Unattended barkmg dogs [This should simply fall under a noise violation, or community
standards for all visitors and residents]



4. Activities that exceed noise limitations contained in this Ordinance [redundant]

.110 Implementation of this Ordinance and Application to Short-Term Rentals Licensed on the Date
of its Adoption [There are NO licensed STRs on the date of adoption - there are only STRs with
PERMITS]. 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 Viglations. In addition to complaints related to nuisance and noise and other viclations 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 amanner 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 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
[overreach] shall 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 violation(s) within a 12-month period is subject to
a fine up to $250 per violation.

3. A third occurrence and all subsequent occurrences of violation(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. Falluretoreng{v a Short-Term Rental License as required by Section
.060 while continuing to operate a short-term rental. [Remove because a 30 day grace
period is being added]

2. Three (3) or more verified violations of any local ordinance, state or federal regulation
within a 12-month period [violations should be limited to this Ordinance].

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 [needs to be intentionally false to merit removal -
owners & managers should have opportunity to correct false info before revocation]

4. Suchothervmlatlons 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. [Could this be more vague?!]

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, shori-term
rental activity shall cease immediately. If suspended, the short-term rental shall not be
rented or used as a short-terim rental until the emergency that exists has been resolved to
the satisfaction of the STR Administrator.

D. Notice of Decision, Appeal/Siay. 1f 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 Hearings Officer shall be responsible for deciding all
appeals under this Ordinance.

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

D. Fee for Appeal. The County shall establish a fee for filing 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 éppeél 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 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. If 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. Ifthe Hearings Officer reverses a decision to revoke the Short- Term Rental
License, operation of the short-term rental may continue under the Short-Term Rental
License.

|.  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
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 [what data or facts back up this

"emergency" declaration?] and this Ordinance shall take effect immediately upon passage by the
Board of County Commissioners on the date of its adoption.

Date of First Reading: May 30, 2023. Date of

Second Reading: June 73, 2023.

ADOPTED this NEVE e o RS — 2023.

BOARD OF COUNTY COMMISSIONERS FOR Mary Faith Bell, Vice Chair David
TILLAMOOK COUNTY, OREGON

Yamamoto, Commissioner

Erin D. Skaar, Chair
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By
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Lynn Tone

R I
From: Public Comments
Sent: Thursday, June 29, 2023 2:38 PM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: draft ordinance comments

From: shannon johnson <boogabean@gmail.com
Sent: Thursday, June 29, 2023 11:45 AM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: draft ordinance comments

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

I'm sending in this comment for my family who owns an STR in neskowin at sahhali.
we are in support of oregon coast hosts.

we have owned our property since 2010. my father manages it from lincoln city where he lives, full time. we
use it for family visits and rent when its not occupied.

this article might be of interest to the commissioners:
https://www.forbes.com/sites/rogervaldez/2022/10/06/housing-scapegoat-short-term-rentals-arent-the-problem/

“Instead, across the country, people who have used the platforms to build small businesses on short term
rentals find that being crushed. Do they rent their homes to local workers? Hardly. A short-term rental usually
has a mortgage and other costs like taxes, and often the rents would be too high for locals. Instead, owners of
short-term rentals simply sell their home or condo to an owner who will occupy the unit. This does nothing to
help local workers. Steamboat Springs leaders need to stop picking on short term rentals and solve the real
problem: lack of permits for more rental apartments. Let more rental housing be built and rents will go down.”

in short:

« rules should apply to everyone, not just STRS, with regard to noise, parking, garbage, and occupancy.

» if you want to solve the housing crisis for service workers, build more affordable housing. i am highly in
favor of this!

» luxury coastal housing is not affordable housing. period.

» false violation reports need to have consequences. its getting ridiculous.

thank you,
bari johnson
shannon johnson

heron view drive
Neskowin, OR



l.xnn Tone i} —

From: Public Comments

Sent: Thursday, June 29, 2023 2:38 PM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Support for STR Permits

From: Su B <solidrock242 @gmail.com>

Sent: Thursday, June 29, 2023 11:16 AM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Support for STR Permits

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

Tillamook Board of County Commissioners,

| support Oregon Coast Hosts. Owners with current STR permits have legal property rights, including transferability, and
should continue to be regulated under Ordinance #84 Amendment #1. If the county would like to switch new STRs to a
license program going forward, that may be done under Amendment #2. New regulations need to be balanced and
based on facts. Many of our communities have historically high numbers of seasonal dwellings which should not be at
risk of losing property rights.

- regulations re lighting garbage service and parking need to apply to all homes equally not STR's only
Thank you

Susan Bohrer
Manzantia



e TON KO N David J. Petersen Danny Newman
p I david.petersen@tonkon.com danny.newman@tonkon.com

Topp Admitted in Oregon and Califomia ~ Admitted in Oregon and Texas
503.802.2054 direct 503.802.2089 direct
503.221.1440 main 503.221.1440 main

June 29, 2023

VIA E-MAIL - ltone@co.tillamook.or.us; publiccomments@co.tillamook.or.us

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

Re: Tillamook County Ordinance 84 Revisions - Supplemental Written Testimony
Dear Commissioners:

On this important topic, we greatly appreciate the Board's willingness to carefully
consider all testimony and examine the issues adequately. Unfortunately, we believe
that the comments from the County's private counsel Mr. Kearns at the meeting on
June 13, 2023 did not fully consider all of the relevant issues at hand, so we offer this
supplemental testimony to respond to those comments and to provide insight on some
of the statements from the Board to date. Specifically, we highlight the significant
litigation and financial risk posed by the County's current path.

Mr. Kearns conceded that current "permit" holders and vested rights owners have
real land use rights today, and for that reason he advocates a change to non-land use
"licenses." This path invites litigation because the proposed amendment would
explicitly end land use permits and rights protected under state law. The County
will almost assuredly lose (as Lincoln County did) an appeal to LUBA if the amended
Ordinance is adopted as currently proposed. And even if the County wins an appeal
to LUBA, it will then be exposed to extremely expensive financial damages under
state law for a successful Ordinance change. This latter topic has not yet been
discussed, and we believe the Board deserves the opportunity to weigh and consider
all consequences before making a change.

In our view, there are simple changes that the Commissioners can make to avoid
litigation, and we urge you to do so. As such, this letter will highlight six issues:!

(1) The draft ordinance is a land use decision because it amends a land use
regulation and purports to alter zoning and land use rights of property
owners with existing STR permits.

1 For the avoidance of doubt, the issues discussed in this letter do not mean we abandon all of the
other issues raised in our previous testimony. We raise them here because they are most pertinent to
the Commissioners' next meeting and to items discussed at the last one.

Tonkon Torp LIP | Advocates & Advisors | 888 SW Fifth Ave. | Suite 1600 1 Portland OR 97204 | tonkon.com
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(2) For that reason, current permitholders must be allowed to maintain their
permits, which grant property rights, not licenses.

(3) Despite your reasonable intentions, state law forbids a limitation on the
number of times the permits can be transferred.

(4) Current permitholders and those holding vested rights are vested into the
County's current requirements regarding discontinuance of a
nonconforming use, and the County cannot retroactively alter those
requirements with a "use it or lose it policy."

(5) Evenif we are wrong and the County prevails at LUBA, the County's prize
will be triggering a legal obligation to pay a raft of Measure 49 claims to
the tune of millions of dollars, for lost property values. Several
Commissioners have identified the so-called "Golden Ticket;" the loss of
these tickets will be compensable to each individual owner who lost their
land use STR rights for the difference in value of the property before and
after the tickets were taken away.

(6) Rather than just being critical, we outline how the County can lawfully
make changes to its land use policy and ordinance without violating the
statutory and constitutional rights of property owners, and thus avoid
litigation.

L The Draft Ordinance is a Land Use Decision

Mr. Kearns argues that the amendments to Ordinance 84 are not land use decisions
because the draft ordinance does not say "land use" anywhere and does not amend
or adopt a comprehensive plan.

The definition of land use decision in ORS 197.015(10) 1s (among other things) "a
final decision or determination made by a local government or special district that
concerns the adoption, amendment or application of: (a) the [statewide planning]
goals, (b) a_ comprehensive plan provision, (¢c) a land use regulation, or (d) a
new land use regulation." There is no doubt that current Ordinance 84 is a land use
regulation. And, as was stated on the record dozens of times by members of the public
and Commissioners at the last two meetings, the draft ordinance amends Ordinance
84. Arguments that the absence of certain magic words or calling the new permits
"licenses" somehow makes an amendment of Ordinance 84 not a land use decision

under state law are wrong. LUBA will look to the substance of the change, not simply
the label.
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The amended ordinance is also a land use decision because it applies the Tillamook
Comprehensive Plan ("Plan") and Land Use Ordinance ("LUQO"). Tillamook's Goal 10
housing element acknowledges that housing needs for the "community" have long
included both the "permanent" population and the "seasonal" population, and the
Plan requires the County to account for both types of housing "for the citizens of the
state." The housing element shows that Tillamook County has long provided housing
for both permanent and visiting populations, and that one group does not get legal
preference over the other. Short term rentals provide housing for seasonal visitors
and are protected by the Plan. Thus, the "locals only" approach to housing and
community needs in the findings and purpose of the proposed Ordinance violates the
Plan.

The disconnect is obvious and right in front of you. Any amendments you adopt to
Ordinance 84 is a land use decision that could potentially impact land use rights.
Any argument from Mr. Kearns that followed his flawed reasoning regarding
whether this is a land use decision has no force. To the contrary (and as Mr. Kearns
admitted in his comments), STR permits and vested rights are land use rights and,
if the land use regulation under which they were promulgated changes the allowed
use, the permits cannot be altered under ORS 215.130(5).2 We implore you to see
through Mr. Kearns' bad logic and come to grips with the fact that you are making a
land use decision, or at least ask him what the repercussions are if he is wrong. That
is the only way to avoid needless and costly litigation here.

II. Current Permitholders Must Maintain Their Permits and Cannot
Have Them Replaced by Licenses

The proposed ordinance purports to end land use rights and replace the existing land
use permitting scheme with a business licensing system for which no land use rights
would be recognized. This approach is futile when applied retroactively to existing
permitholders and those with vested rights to a land use permit. The reason is that
ending a land use right is the very process that triggers the protections of ORS
215.130(5) for nonconforming uses.

In our previous letter, we explained how the Court of Appeals struck down an
ordinance for this exact reason in Morgan v. Jackson County, 290 Or App 111 (2018)
(the right to continue a nonconforming use, protected by ORS 215.130(5), could not

2 For ease of reference, again, ORS 215.130(5) provides "The lawful use of any building, structure or
land at the time of the enactment or amendment of any zoning ordinance or regulation may be
continued.... Except as provided in ORS 215.215 (Reestablishment of nonfarm use), a county shall not
place conditions upon the continuation or alteration of a use described under this subsection when
necessary to comply with state or local health or safety requirements, or to maintain in good repair
the existing structures associated with the use. A change of ownership or occupancy shall be
permitted.”
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be interrupted by a business licensing lapse). Mr. Kearns' entire response was to
wave this away on the grounds that the proposed amendment of Ordinance 84 is not
a land use decision. For reasons stated above, that is wrong, but in any event misses
the point. Property owners with a property right to a short term rental have that
right in spite of any business licensing ordinance. Under Morgan, a business
licensing violation cannot end a property owner's land use right, so the County cannot
change the scheme governing those permitholders to business licenses. If the
Commissioners go that route, we will sue and the County will lose.

III. State Law Forbids a Limit on Transfer of Land Use Permits

ORS 215.130(5) requires counties to allow legal nonconforming uses to transfer to
new owners indefinitely. Indeed, LUBA explicitly held in the Briggs case that
property owners with STR nonconforming uses could not be subject to any limitation
on transfer whatsoever, whether it be a number of transfers or some limitation on
amount of time in which the transfer has to occur. Briggs also established that if a
County's zoning ordinance is "silent" as to short term rental of dwellings, that activity
is allowed as an outright land use of a dwelling.

The Commission's attempts to try to strike a balance on this issue makes sense, but
is outside the range of its discretion. State law prohibits any restriction on transfers
for current permitholders whatsoever, and whether the Commissioners think that is
good policy or not is of no moment. Therefore, if the Commission keeps the restriction
on number of transfers for current permitholders (whether the number be one, three,
or ten), or imposes other restrictions on transfer, we will appeal and the County will
lose.

IV. Current Permitholders Cannot Be Subject to a New "Use It or Lose
It" Policy

It is undisputed that counties have the authority to establish a time frame after
which an unused legal nonconforming use is abandoned. ORS 215.130(7)(a).
Tillamook County has already established such a time frame: a nonconforming use
must be discontinued for a period of one year before nonconforming use status is lost,
and there are more relaxed standards if the owner has a medical or family medical
leave or illness. LUO 7.020(6). It is possible that the County may be able to amend
its current rules and impose a more stringent "use it or lose it" on permits issued in
the future. However, current permitholders are vested into the current rules, and
the County cannot subject them to a new policy that would cause them to lose their
STR permits due to nonuse for a period of less than one year, or for other reasons not
already articulated in the LUO.



Tillamook County Board of Commissioners
June 29, 2023
Page 5

V. A Win At LUBA for this Ordinance Only Means the County Will
Have to Pay Millions in Measure 49 Claims

For the reasons stated above, if the Commission moves forward with the planned
amendments to Ordinance 84 as currently proposed, we will have no choice but to
sue, and the County will almost certainly lose. However, even on the off chance the
County prevails at LUBA, the result will be that the County will have to potentially
pay millions of dollars in compensation under Measure 49.

Measure 49 provides that if a public entity enacts one or more regulations that
restrict the residential use of private real property and reduces the fair market value
of the property, then the owner of the property shall be entitled to just compensation
from the public entity that enacted the land use regulation or regulations. There is
no question here that the proposed amendment to Ordinance 84 restricts the use of
private property and consequently reduces the fair market value of the properties.
In fact, the Commissioners discussed that their goal and intent was to (1) decrease
property values, and (2) end the "golden ticket" that permitholders have that make
their properties more valuable than their neighbors. The record already contains
evidence that the proposed amendment will reduce property values through the
restriction of use of STR properties, which is exactly what needs to be demonstrated
for a successful Measure 49 claim.

Thus, even if Mr. Kearns is correct and the County were to win at LUBA and an
amended ordinance takes effect, the County will be promptly rewarded with
potentially over a thousand Measure 49 claims for lost property values. Each claim
could result in an award for hundreds of thousands of dollars per property. Each
claim is provable by a simple appraisal accounting for the lost property value, and
owners have several years to prepare their claims. Allowing the risk of this, when it
could all be avoided by simply making a few changes, is an injustice to constituents,
who would be much better served by their taxpayer dollars being spent elsewhere.

V1. The Best Path for the County to Avoid a LUBA Appeal and Measure
49 Claims

We understand that enacting land use regulations can be cumbersome, but following
the land use process appropriately and without taking short-cuts is the best path to
implementing long term policy changes. The bottom line is that the County has
always allowed short term rentals of dwellings as a use permitted outright, and
trying to rewrite history will be a futile and potentially costly endeavor. Ifthe Board
wants to prospectively change its policy, it can, but it must follow all substantive and
procedural laws that safeguard and protect current property owners and vested
rights holders from the illegal, retroactive application of the new policy.



Tillamook County Board of Commissioners
June 29, 2023
Page 6

If the County wishes to avoid a LUBA appeal, the best practice is as follows. First,
follow all applicable procedural requirements for the County to change its land use
ordinance, so that all property owners have a fair opportunity to participate in
proceedings that could affect their rights. Second, acknowledge that new restrictions
require nonconforming use protections for permitholders as of the effective date, and
that nonconforming STR permits and uses continue under Ordinance 84 in effect
today, indefinitely. Third, reevaluate the proposed prospective regulation of vacation
occupancy based on the actual evidence, not prejudice or speculation, and revise any
regulations to target actual problems while avoiding unnecessary responses to
problems that don't exist. Fourth, share the burdens of community harmony more
equitably across the entire community rather than targeting specific groups. And
last, refrain from enacting or extending unlawful moratoria on STR permits.

Please enter this letter into the record in this matter.

Sincerely,

,/"}r-\\l\ P;f:
David J. Petersen
£ 4 e

738 LY S

o

Danny Newman

P

Heather Brann
Heather A. Brann PC

DJP/DN/HB/djp

ce: OCH Board of Directors
William Sargent
Daniel Kearns

043463\00002\16319826v3



LGn Tone —

From: Sarah Johnson <sarahaveryjohnson@gmail.com>
Sent: Thursday, June 29, 2023 10:42 AM

To: . Lynn Tone

Subject: EXTERNAL: STR comment for July 6 meeting

[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 Commissioners: | am a long-time resident of Neahkahnie (37395 Second Street), and | have closely followed the
current process for refining the County's STR policies. | write to reiterate my earlier requests for tightened management
and control of short term rental growth in this community.

| also want to add a quick story to the many concerns already raised in the STR debate. | know you will see the

irony. Last winter, a neighbor and | attended a meeting of the County Roads Advisory Committee to discuss the
increasing erosion of our street in Neahkahnie. The Roads Department Director responded to our concern by describing
a correlation between priorities for road repair in an area and the number of homeowners in that area who have
registered their cars in Tillamook County. in other words, a lower number of registered cars = a lower priority for road
repair or repaving. But of course there are fewer locally-registered cars in Neahkahnie! That's because there are more
absentee property owners who are in the STR business, which, by its very nature, generates increased road traffic which,
in turn, adds to degradation of our roads. It is a vicious circle. | hope that you will take steps to break it.

My thanks for your continued work on this community conundrum. You are appreciated.

Sarah Avery Johnson

503-799-3063



Lynn Tone

From: Public Comments

Sent: Tuesday, June 27, 2023 3:56 PM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Support for STR Permits

From: Lyn Frisch <whoagirl5@comcast.net>

Sent: Tuesday, June 27, 2023 12:58 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Support for STR Permits

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

Tillamook Board of County Commissioners,

| support Oregon Coast Hosts. Owners with current STR permits have legal property rights, including transferability, and
should continue to be regulated under Ordinance #84 Amendment #1, If the county would like to switch new STRs to a
license program going forward, that may be done under Amendment #2. New regulations need to be balanced and
based on facts. Many of our communities have historically high numbers of seasonal dwellings which should not be at
risk of losing property rights.

Thank you,
Lyn Frisch



Lynn Tone

i
From: Public Comments
Sent: Tuesday, June 27, 2023 3:56 PM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Support for STR Permits

From Alicia Harck <ajharckQl@gmail.com>

Sent: Tuesday, June 27, 2023 12:08 PM

To: Public Comments <publiccomments@eco.tillamook.or.us>
Subject: EXTERNAL: Support for STR Permits

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

Tillamook Board of County Commissioners,

My husband and | own a STR in Neskowin. In the 3 years we have had our permit, we have never had a complaint. STRs
benefit the community in so many ways. In addition to the much needed tourist dollars our guests spend in Tillamook
county supporting local small business, we personally also support local businesses. Since we purchased the home in
2019 we have done a complete cosmetic update. We used a local GC licensed in Tillamook County, his subcontractors,
including plumbers, flooring installers, electricians and painters were all local to the county. And we used local suppliers
for our new windows, gutters, and furnlshtngs These upgrades have improved the neighborhood and make Neskowin a
more attractive location.

I support Oregon Coast Hosts. Owners with current STR permits have legal property rights, including transferability, and
should continue to be regulated under Ordinance #84 Amendment #1. If the county would like to switch new STRs to a
license program going forward, that may be done under Amendment #2. New regulations need to be balanced and
based on facts. Many of our communities have historically high numbers of seasonal dwellings which should not be at
risk of losing property rights.

Thank you.

Alicia Harck and Scott Petersen
property address:

4920 Hilltop Lane

Neskowin OR



Lynn Tone

L _
From: Public Commerits
Sent: Tuesday, June 27, 2023 11:19 AM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: . FW: EXTERNAL: Support for short term rentals in Tillamook County

From: Paula O'Gorman <paula.pogo0lil@gmail.com>

Sent: Tuesday, June 27, 2023 10:47 AM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Support for short term rentals in Tillamook County

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

Tillamook Board of County Commissioners,

We have owned a home in Tillamook County since 2000. We love going to Pacific City and Terra del Mar. We have
supported the local businesses and we can do this because we are able to rent our home short term and help off-set the
cost of home ownership. | support Oregon Coast Hosts. Owners with current STR permits have legal property rights,
including transferability, and should continue to be regulated under Ordinance #84 Amendment #1. If the county would
like to switch new STRs to a license program going forward, that may be done under Amendment #2. New regulations
need to be balanced and based on facts. Many of our communities have historically high numbers of seasonal dwellings
which should not be at risk of losing property rights.

Thank you, Paula O’Gorman



Lynn Tone —

From: Public Comments

Sent: Tuesday, June 27, 2023 11:19 AM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Support for STR Permits

From: Michael O'Gorman <ogo302 @gmail.com>

Sent: Tuesday, June 27, 2023 10:19 AM

To: Puhlic Comments <publiccomments@co.tillamock.or.us>
Subject: EXTERNAL: Support for STR Permits

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

Tillamook Board of County Commissioners,

I support Oregon Coast Hosts. Owners with current STR permits have legal property rights, including transferability, and
should continue to be regulated under Ordinance #84 Amendment #1. If the county would like to switch new STRs to a
license program going forward, that may be done under Amendment #2. New regulations need to be balanced and
based on facts. Many of our communities have historically high numbers of seasonal dwellings which should not be at
risk of losing property rights.

Thank you

Michael & Paula O'Gorman

5770 Austin Ave.
Tierra Del Mar, OR



Lynn Tone

NP
From: Public Comments
Sent: Tuesday, June 27, 2023 11:19 AM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Support for STR Permits

Debi Garland, Board Assistant

TILLAMOOK COUNTY|BOARD OF COMMISSIONERS
201 Laurel Avenue

Tillamook, OR 97141

Phone (503) 842-3403 x3303

dgarland@co. fillamook.or.us

This e-mail is a public record of Tillamook County and is subject to the State of Oregon Retention Schedule and may be subject to public
disclosure under the Cregon Public Records Law. This e-mail, including any attachments, is for the sole use of the intended recipient(s) and
may conlain 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-mail fo let the sender know of the error and destroy all copies of the original message.

From: susan prulhiere <nancysiookcut@gmail.com>

Sent: Monday, June 26, 2023 11:38 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Support for STR Permits

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

I have lived in Netarts for the majority of my life. | own an STR in Oceanside. Part of wanting to own an STR and possibly
multiple STRs is that | would like to ensure that my children can also live here in the future. In addition I personally
appreciate the changes we have seen in the last few years which are a direct result due to the increase in tourism. We
have more restaurants, stores, and activities available to us in the Tillamook area. This is an exciting time to live here.
The house that | own was an eyesore on the verge of needing to be demolished. It is now a lovely well maintained
home in the heart of Oceanside. Tillamook Board of County Commissioners, | support Oregon Coast Hosts. Owners with
current STR permits have legal property rights, including transferability, and should continue to be regulated under
Ordinance #84 Amendment #1. If the county would like to switch new STRs to a license program going forward, that may
be done under Amendment #2. New regulations need to be balanced and based on facts. Many of our communities
have historically high numbers of seasonal dwellings which should not be at risk of losing property rights.

Thank you,

Susan Prulhiere



ann Tone -

From: Public Comments

Sent: Tuesday, June 27, 2023 11:19 AM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: STRs & Oregon Coast Hosts

Debi Garland, Board Assistant

TILLAMOOK COUNTY|BOARD OF COMMISSIONERS
201 Laurel| Avenue

Tillamaok, OR 97141

Phone (503) 842-3403 x3303
daarland@co.tillamook.or.us

This e-mail is a public record of Tilamook County and is subject to the Stale of Oregon Retention Schedule and may be subject to public
disclosure under the Cregon Public Records Law. This e-mail, including any attachments, is for the sole use of the intended recipient{s) and
may coniain 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-mail to let the sender know of the error and destroy all copies of the original message.

From: Caroline Jaffee <carolinejw8 @gmail.com>

Sent: Monday, June 26, 2023 10:26 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: STRs & Oregon Coast Hosts

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

Tillamock Board of County Commissioners,
| support Oregon Coast Hosts and their efforts to preserve property rights in Tillamook County.
Thank you,

~ Caroline Jaffee
Pacific City, OR



Lynn Tone

From: Public Comments

Sent: Tuesday, June 27, 2023 11:19 AM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Suppert for STR Permits

Debi Garland, Board Assistant

TILLAMOOK COUNTY|BOARD OF COMMISSIONERS
201 Laurel Avenue

Tillamook, OR 97141

Phone (503) 842-3403 x3303
dgarland@eco.tillamook.or.us

This e-mail is a public record of Tillamook County and is subject to the State of Oregen 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 infended 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-mail to let the sender know of the eror and destroy all copies of the original message.

From: Jason Muth <jason_muth@hotmail.com>

Sent: Monday, June 26, 2023 8:29 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Support for STR Permits

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

Tillamook Board of County Commissioners,

| support Oregon Coast Hosts. Owners with current STR permits have legal property rights, including transferability, and
should continue to be regulated under Ordinance #84 Amendment #1. If the county would like to switch new STRs to a
license program going forward, that may be done under Amendment #2. New regulations need to be balanced and
based on facts. Many of our communities have historically high numbers of seasonal dwellings which should not be at
risk of losing property rights.

Thank you,
Jason Muth



Lynn Tone

From: Public Comments

Sent: Tuesday, June 27, 2023 11:19 AM

To: Lynn Tone; Sarah Absher; County Counsel

Subject: FW: EXTERNAL: Support for STR Permits from Susan K Peters

Debi Garland, Board Assistant

TILLAMOOK COUNTY|BOARD OF COMMISSIONERS
201 Laurel Avenue

Tillamook, OR 97141

Phone (503) 842-3403 x3303

dgarland@co.tillamook.or.us

This e-mailis a public record of Tillamook County and Is subject to the State of Oregon Retention Schedule and may be subjeci 1o public
disclosure under the Oregen 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-mail to lef the sender know of the error and destroy all copies of the original message.

From: susankpeters@comcast.net <susankpeters@comcast.het>
Sent: Monday, June 26, 2023 6:32 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Support for STR Permits from Susan K Peters

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

Tillamook Board of County Commissioners,

| support Oregon Coast Hosts. Owners with current STR permits have legal property rights, including
transferability, and should continue to be regulated under Ordinance #84 Amendment #1. If the
county would like to switch new STRs to a license program going forward, that may be done under
Amendment #2. New regulations need to be balanced and based on facts. Many of our communities
have historically high numbers of seasonal dwellings which should not be at risk of losing property
rights.

Thank you. Change in STR permits and use should not be applied to existing STR permit holders as
they should be grandfathered into the existing program as it has been for many years and continue
with the transferability and policies that are connected to prior-issued permits. It appeared from the
June 13 hearing that | attended that the vast majority of the folks who wanted change were from
Neahkanie and Neskowin...perhaps it makes more sense for the owners in those areas to make
changes by democratic processes that if passed would allow more for STRs than are required as
general County rules.



Lynn Tone

I
From: Public Comments :
Sent: Tuesday, June 27, 2023 11:18 AM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW!: EXTERNAL: Comments for July 6th BOCC Hearing

Debi Garland, Board Assistant

TILLAMOOK COUNTY|BOARD OF COMMISSIONERS
201 Laurel Avenue

Tillamook, OR 97141

Phone (503) 842-3403 x3303
dgarland@eco.tillamook.or.us

This e-mait is a public record of Tilamook County and is subject to the State of Oregon Retention Schedule and may be subject to public
disclosure under the Qregon 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 s prohibited. If you are not the
intended recipient, please send a reply e-mail to let the sender know of the error and desiroy all copies of the original message.

From: Candice & Gregory Miller <gandem@gmail.com>
Sent: Monday, June 26, 2023 2:09 PM

To: Lynn Tone <ltone@co.tillamook.or.us>; Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Comments for July 6th BOCC Hearing

[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,
Woe have the following comments regarding lifting the pause on new STR licenses:

Commissioner Yamamoto mentioned that it will take time and be a bumpy road to get to acceptable cap limits on STR
licenses. And we agree with that.

However, if the County decides to approve a 1% increase of new licenses, that will not only add more STRs to many
communities, like Neskowin, that are already over saturated; it wili also make it more difficult to reach a lower and
sensible cap limit in an equitable timeframe. Why do this?

Put simply, unincorporated neighborhoods, such as Neskowin, cannot absorb any additional new STRs. How is our
community going to move toward a cap, if the county keeps moving the goal posts by approving and adding new
licenses? What about full time residents that have to continue to put up with MORE STRs? The BOCC should seriously
consgider the livability issues and regulation controls in these communities.

A few itemns to consider are:

» Do a gradual rollout of new licenses; not a blanket one time approval process. A controlled rollout will allow the
county to investigate owners who do not use their licenses; who just applied for one to hold it as a golden carrot
when they eventually decide to sell their homa.

+ Propose a minimum number of days a STR property should be rented, 30-45 days, in order to retain/renew a
license. This seems fair and adequate for the property owner and county TLT
income. i any license holder has nof rented
their property for a minimum of 45 days, in a one year term or designated timeframe; their license should not be

1



renewed. This will open a slot for someone on the waitlist because of the pause that was implemented last
July. This will also fulfill the County’s consideration of approving a 1% increase of new licenses and help reduce
a community's chance of exceeding a cap set at 20% or less.

+ Properties that were under construction prior to or when the hold was implemented should not be considered
for a new license until the County can determine the amount of prospective applications there are in that
community. Just automatically granting these properties a license when you do not consider the impact in that
neighborhood is irresponsible and unfair to residents of that neighborhood

* Properties that receive new licenses this year should be regulated and follow the rules put in place in the updated
Ordinance 84 and not the 2022 version. This should be made clear fo each applicant. That all new
ordinance regulations relating to licenses and transfer of licenses must comply with the revised version of
Ordinance 84 (2023).

« |[fthe County should decide that applications made prior to the pause from last year are not under the jurisdiction
of the new amendments being added this year, these scenarics are
possible:

1. .Somecne or group who already have one or more licenses, will be able to  apply for one or more new
licenses.
2. Properties will be able to have unlimited license transfers.
This would be unacceptable and set a bad precedent.

Sincerely,

Candice and Gregory Miller
Neskowin



Lynn Tone

From: Mike Cook <mikerusts@gmail.com>
Sent: Monday, June 26, 2023 8:10 AM

To: Lynn Tone

Subject: EXTERNAL: 7/6 STR Ordinance testimony

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

Commissioners

As the Board considers this ordinance over the next 60 days of pause extension, | urge a new slant. The wark of the
committee has focused on balancing livibility and property rights. In this ongoing balancing I see no end to this wave of
growing visitor base. A focus on sustainability might be more measurable..sustainability of community (best defined by
the individual communities) and sustainability of the county, a County vision really.

In managing this growth, we on the Oregon Coast have Cascadia and other risks here that require a culture of
preparedness, ultimately a fully engaged community...a community that is not just supplied and trained, but with a
mutual sense of neighborly and community responsibility and caring, ready to work together when required. That
requires a dominant, stable, diverse residential population..not just us old folk. It means volunteers for cultural,
recreational, governmental organizations, emergency responders, local business owners and their help.

With this in mind, certainly for Neahkahnie and Nehalem Bay communities, | urge the Board to set caps at their originai
pre-pause order level and then to retain other tools considered by your committee to allow individual communities to
get us there by adopting transfer restrictions, use-it-or-lose-it, rental night limits and owner permit limits.

Thank you for your continued, thoughtful consideration.
Respectfully,
Mike Cook

37335 1st Street, Nehalem (Neahkahnie)
503-706-7390



To: Tillamook County Commissioners and Community Development Staff
From: Dave Holt, resident of Neahkahnie, Oregon

June 13, 2023

Good evening.

| would like to thank the Commissioners and the Community Development staff for the
work they have been doing around this challenging situation. | also appreciate the
opportunity to share a few of my thoughts on the new STR ordinance for Tillamook

County.

I would like to focus my remarks on three topics — Enforcement, Emergency

Preparedness and Transferability.

The County needs to be suré that they are collecting sufficient STR fees to fully cover
the “hidden” costs for adequate STR enforcement and emergency prep supplies for our
STR visitors. The County will need to be sure that these STR fees include the funding
of proper management of both enforcement and emergency prep program for our STR
visitors. Currently, enforcement is the responsibility of the county sheriff's department, of
which there are two sheriffs to oversee the entire unincorporated Tillamook County. We
shouldn’t expect our under-staffed sheriffs’ department to be the solution for STR

regulations enforcement.

Currently, any costs related to STR enforcement and emergency preparedness are part
of the hidden costs that are being borne by property owners at large and not by

revenues coming directly from the STR industry.



Lastly, | would like to state that | believe that any transferability of STR licenses under
the new ordinance would be unfair. Extending the future transferability of these
licenses under the new ordinance creates an inequitable situation for homeowners in
our county who currently do not have an STR license and the additional value that it
provides in terms of resale. Having a license to rent your home on a short-term basis

appears to be a profitable business which should be rewarding enough.

Thank you for your time.



Lynn Tone

I -
From: Public Comments
Sent: Tuesday, June 13, 2023 2:16 PM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Public comments on draft STR ordinance

From: emily draper <emilydraper.pdx@gmail.com>

Sent: Tuesday, June 13, 2023 2:11 PM

To: Sarah Absher <sabsher@co.tillamook.or.us>; David Yamamoto <dyamamoto@co.tillamook.or.us>; Erin Skaar
<eskaar@co.tillamcok.or.us>; Mary Faith Bell <mfbell@co.tillamook.or.us>; Public Comments
<publiccomments@co.tillamook.or.us>

Subject: EXTERNAL: Public comments on draft STR ordinance

[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 STR committee and County Commissioners,

I will be giving public comment tonight, but since the time limit is only 2 minutes I'm expanding on part of my thoughts
below in purple.

+ 4+

| discovered Oceanside when a camping trip to Cape Meares was thwarted by a storm. | found a little house to rent
nearby, and instantly fell in love with the area. | purchased my A-frame cabin with a transferable STR permit which
provided assurance that | would be able to rent out the home when not occupied by my family in order to make the
dream feasible for a single mom. The 2 previous owners had done the same, since the 1980’s if not before. Like most
beach houses in Oceanside village, my little A-frame has never been a full-time home for anyone.

Existing, lawful permit holders like myself should be able to maintain their permits and transfer rights. Permit holders
should be subject to parking, zoning and building codes per the provisions at the time their permit was obtained.
Eliminating permits through Mr. Kearns’ proposal would be

nothing but an uphill legal battle, a waste of valuable time, county resources, and taxpayer

money.

I do believe that updated regulations and caps should apply to new STRs moving forward — but there are problems with
Mr. Kearns’ proposal as written:

1. The vague / confusing language around non-conforming zoning issues, building code
conformance and inspections needs to be revamped.

Zoning Compliance: Following is in regards to the following passage from Mr. Kearn's proposal:

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-

1



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.

Iimagine that most STR permit holders, (85% of them are non-investors) will be stumped by the process of
going through a land use review process to correct zoning non conformities. Many of the coastal homes like
mine were built prior to the zoning code being adopted, and may have legal, yet non-confomring issues in
regards to setbacks, lot sizes being too small, and even use (mine is a duplex for instance.) Typically the legal
non conforming issues are not forced to come into zoning conformity uniess additions are being made outside
of the current building footprint, substantial improvements of a certain dollar amount are made, or if the use is
being changed. Therefore it would be appropriate for a new applicant for an STR to comply with current zoning
standards or correct non-conformities when obtaining a new license as use is changing - but unprecedented
for current permit holders if the land use is not changing.

| have already gone through a pre-application meeting with the County to understand the path and triggers for
correcting my non-conforming issues, | happen to be a licenced architect and am familiar with these
procedures - but it is vague and confusing to our legal team. | am trying to imagine the number of calls and
meetings the community development would be overwhelmed with if hundreds of current permit holders were
going through the same process of research. Additionally, the ordinance states that upon inspection, "major
corrections” will only have 60 days to be corrected. 80 days is not enough time for a land use procedure should
one be required.

Building code and inspections: | appreciate that Mr. Kearns' latest draft has removed the text about meeting
CURRENT building code; but it still says an inspection & certification “shall include compliance with electrical,
structural and ventllatlon requirements”... however what the requirements are is not defined. [ suggest

o dving o should sayv something to the effect of 'requirements per the governing building code at the time of
constructlon for emstmg permit holders.

Additionally, inspecting “all structural, electrical and ventilation systems” of a finished building is something that
is simply not done in the AEC indusiry. These inspections are done before being covered with finishes. It is
hard to imagine the strain on the building inspector having to inspect all building systems for 1000+ permit
holders with existing, finished homes...

Egress window requirement: | appreciate that the egress window requirement was modified, granting z little
flexibility to existing homes rather than stating all egress windows must meet current code dimensions: “for
dwelling units constructed prior to adoption of this ordinance, every bedroom shall have at least one operable
emergency escape and rescue opening pursuant to the Oregon Residential Specialty Code" Again this is
vague as different years of the code have different requirements. There are many different versions of the code
and ORSC, for instance we currently use the 2019 ORSC for new construction, which is more stringent than
the first version, 2003 ORSC. Before that, the building code was CABO (Councn of American Building Officials)
in the 80's and 90 s and a different code system before that. So again, if not referring to the current code, Mr.
Kearns should be using language like 'the governing building code at the time of construction'

2. Itisillegal to require STR owners to indemnify the county.
3. Itis unreasonable burden for owner-managed properties to have a contact person on call 24/7

when large portions of the county do not even have cell coverage. A 30 minute, in-person response is faster than our
sheriff can usually achieve. An on-call response requirement should only apply to STR owners whom have had multiple
complaints or violations. _

Finally, an update to the zoning ordinance is long overdue and would be the appropriate way to

set caps. Consider creating “buffer” zones near beach access and commercial zones that can

handle a higher density of STRs, like Oceanside Village; while limiting caps outside of these areas to protect residential
neighborhoods and work force housing,



The county is vast and varied, a one-size-all approach serves no one.

Thank you for your time.



Lynn Tone

_ R
From: Candice & Gregory Miller <gandcm@gmail.com>
~ Sent: Monday, June 26, 2023 2:09 PM
To: Lynn Tone; Public Comments
Subject: EXTERNAL: Comments for July 6th BOCC Hearing

[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,
We have the following comments regarding lifting the pause on new STR licenses:

Commissioner Yamamoto mentioned that it will take time and be a bumpy road to get to acceptable cap limits on STR
licenses. And we agree with that.

However, if the County decides to approve a 1% increase of new licenses, that will not only add more STRs to many
communities, like Neskowin, that are already over saturated:; it will also make it more difficult to reach a lower and
sensible cap limit in an equitable timeframe. Why do this?

Put simply, unincorporated neighborhoods, such as Neskowin, cannot absorb any additional new STRs. How is our
community going to move toward a cap, if the county keeps moving the goal posts by approving and adding new
licenses? What about full time residents that have to continue to put up with MORE STRs? The BOCC should seriously
consider the livability issues and regulation controls in these communities.

A few items to consider are:

+ Do a gradual rollout of new licenses; not a blanket one time approval process. A controlled rollout will allow the
county to investigate owners who do not use their licenses; who just applied for one to hold it as a golden carrot
when they eventually decide to sell their home.

* Propose a minimum number of days a STR property should be rented, 30-45 days, in order to retain/renew a
license. This seems fair and adequate for the property owner and county TLT
income. If any license holder has not rented
their property for a minimum of 45 days, in a one year term or designated timeframe; their license should not be
renewed. This will open a slot for someone on the waitlist because of the pause that was implemented last
July. This will also fulfill the County's consideration of approving a 1% increase of new licenses and help reduce
a community’s chance of exceeding a cap set at 20% or less.

¢ Properties that were under construction prior to or when the hold was implemented should not be considered
for a new license until the County can determine the amount of prospective applications there are in that
community. Just automatically granting these properties a license when you do not consider the impact in that
neighborhood is irresponsible and unfair to residents of that neighborhood

* Properties that receive new licenses this year should be regulated and follow the rules put in place in the updated
Ordinance 84 and not the 2022 version. This should be made clear to each applicant. That all new
ordinance regulations relating to licenses and transfer of licenses must comply with the revised version of
Ordinance 84 (2023).

» Ifthe County should decide that applications made prior to the pause from last year are not under the jurisdiction
of the new amendments being added this year, these scenarios are
passible:

1. Someone or group who already have one or more licenses, will be able to  apply for one or more new
licenses.
2. Properties will be able to have unlimited license transfers.
This would be unacceptable and set a bad precedent.

Sincerely,

Candice and Gregory Miller
Neskowin



Lynn Tone

N A
From: Public Comments
Sent: Monday, June 26, 2023 2:04 PM
To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Ordinance 84

----- Criginal Message-—-—-

From: Michael Booker <doc-holladay@earthlink.net>

Sent: Monday, June 26, 2023 9:53 AM

To: Public Comments <publiccomments@co.tillamook.or.us>

Cc: Mary Faith Bell <mfbell@co.tillamook.or.us>; dyamamoto@co.tillamook.oro.us; eskaar@co.tillmook.or.us;
sabsher@co.tillmook.or.us

Subject: EXTERNAL: Ordinance 84

[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, My name is Michael Booker and | am a resident of Neahkahnie Beach and registered voter in Tillamook County.
Thank your for your wark on this challenging issue.

My main concern is that commercial enterprises do not belong in areas zoned residential, We do not have the
infrastructure to support the properties that have become motels essentially. The County does not supply our water.
Neahkahnie Water district has taken out loans of approximately $2,000,000 to buy our water sources. in July and
August we have run extremely low on water and the rentals that sleep as much as a small motel use significantly more
water than full time residents. This has been proven by studies done by the water district. When we run out, we all run
out of water together so the feeling that high users like STRs wiil just pay more in water bills will not hold water. Pun
intended. The needs of residents regarding a limited resource like water take precedence over business interests of
some homeowners. Since you do not provide water, you may feel this is not a County issue. But in the larger context,
you should acknowledge that your decisions have consequences for what you do not provide or control. Neahkahnie
Beach had more control over it’s development in the past. Now that the County has taken over this responsibility, it
should not ignore local issues like water which is local issue and not a County issue.

A reasonable solution allowing for use of a family home as a rental to supplement costs of owning a property is
achievable. Please close the loopholes that allow for STRs to be built and used as “motels”, Please put a cap on the
number of STRs. Maybe make them local so Neahkahnie Beach can match it’s neighbor Manzanita with the same cap of
STRs. That way local conditions would be similar and not encourage another loophole that adversely affects residents.

I hope to attend the next meeting in person as | will be on jury duty for the County.

Michael Booker



Lynn Tone

AR A
From: Mike Cock <mikerusts@gmail.com>
Sent;: Monday, June 26, 2023 8:10 AM
To: ' Lynn Tone
Subject: EXTERNAL: 7/6 STR Ordinance testimony

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

Commissioners

As the Board considers this ordinance over the next 60 days of pause extension, | urge a new slant. The work of the
committee has focused on balancing livibility and property rights. In this ongoing balancing | see no end to this wave of
growing visitor base. A focus on sustainability might be more measurable..sustainability of community {best defined by
the individual communities) and sustainability of the county, a County vision really.

In managing this growth, we on the Oregon Coast have Cascadia and other risks here that require a culture of
preparedness, ultimately a fully engaged community...a community that is not just supplied and trained, but with a
mutual sense of neighborly and community responsibility and caring, ready to work together when required. That
requires a dominant, stable, diverse residential population..not just us old folk. It means volunteers for cultural,
recreational, governmental organizations, emergency responders, local business owners and their help.

With this in mind, certainly for Neahkahnie and Nehalem Bay communities, | urge the Board to set caps at their original
pre-pause order level and then to retain other tools considered by your committee to allow individual communities to
get us there by adopting transfer restrictions, use-it-or-lose-it, rental night limits and owner permit limits.

Thank you for your continued, thoughtful consideration.

Respectfully,

Mike Cook

37335 1st Street, Nehalem {Neahkahnie)
503-706-7390



To: Tillamook Board of County Commissioners
Tillamook County Community Development
publiccomments(@co.tillamook.or.us
mibell@co.tillamook.or.us
dyamamoto@co.tillamook.or.us
eskaar@co.tillamook.or.us
sabsher@co.tillamook.or.us

From: WNanette Stevenson
37380 4th St Nehalem, Or
Short Term Rental Owner

Re: Support for all comments and legal concerns submitted by Oregon Coast Hosts

My name is Nanette Stevenson and I am a Short Term Rental Owner. Many of these issues were raised at
the last hearing and in hundreds of public comments, but the new draft does not address them. As written,
if this draft proceeds to a vote and is approved, then there may be litigation.

My family has owned this property since 2018. Our property is a dream come true that we rent to make
ends meet but also to share a piece of the Oregon Coast. We built our home using all local contractors and
our renters support the local economy. .

These are my top 3 general concerns:
¢ Replacement of current permits with licenses
¢ Restrictions on transferring property with the STR permit intact are unlawful
¢ No evidence to support restrictive new regulations - only 9 violations in 4+ years

These are my top 3 operational specific concerns:

e Some parts of Tillamock County have no franchised garbage service, so the existing ordinance
language should be preserved. Did you know Recology has to approve valet service? There are
certain criteria that have to be met. You can’t force a person to get a service they can’t get
approved for. Also, I'm currently paying $51.31 a month. This service would cost me $78.62 a
month,

¢ Provision is needed to protect STRs from harassment via unfounded

complaints. Complaints are nearly non- existent.




¢ Noise: Tillamook County needs a noise ordinance. Prohibiting "other noise" during quiet hours
beyond property boundaries is unreasonable and inequitably punitive. Examples: AC unit
running, car pulling into a driveway, a guest sneezing, a baby crying, etc. Reasonable decibel
guidelines are needed so that the regulations are clear and fair.

I support fair and balanced STR regulations. Balancing the historic seasonal home ownership of our

community with property rights and livability can be done with evidence-based regulations and

enforcement. To truly impact livability, the rules regarding top nuisance concerns need to apply equally to
all homeowners and residents.

Sincerely,

Nanette Stevenson




L!nn Tone

From: leff Welty <raleighworld@earthlink.net>
Sent: Sunday, June 25, 2023 12:15 PM

To: Lynn Tone

Cc: Jackie Hinton

Subject: EXTERNAL: Tillamook County STR 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.]

Greetings to the board of Commissioners,

l'am writing again in support of the revised ordinance to regulate STR in unincorporated Tillamook County. | am a home
owner in the Neahkahnie Beach neighborhood and will point out again some of the negative impacts of the current state
of short term rentals in my neighborhood.

Neahkahnie beach is a residential area with no immediate support services or infrastructure to support the rapidly
growing number of STR that have arrived on our doorstep. The area has one narrow road in and was not designed to
accommodate the level of traffic and parking that we are now experiencing. This will slow the response of civic services
such as fire and police protection.

There is a movement now for a single owner to acquire adjoining properties when they come on the market, effectively
creating a commercial motel zone. | do not believe that this is in keeping with the spirit of a homeowner renting out a
room, or the whole home during part of the year to defray the cost of awning their home. They are a business now
operating in a residential community. Stopping the transfer of STR licenses attached to a property is very important, as
by default that STR and its license artificially inflates the value that property, taking it out of reach of an individual who
wishes to purchase it as a single family dwelling. It also keeps others who may wish to rent their property from being
able to do so as there is no chance to acquire a license,

There needs to be a meaningful cap on the amount of STR licenses available and it should be area specific. Some areas
within the county can accommodate more, or less STR properties than others by virtue of their physical location and
access to services. Neahkahnie Beach has a higher percentage of homes now as STR than Manzanita, which has a cap on
STR. Neahkahnie Beach already has more STR that it can reasonably manage and should at best should not have a
greater number that what seems to work well for the city of Manzanita.

There are many other realistic reasons to regulate by area, but for Neahkahnie Beach perhaps one of the best is the
stress on a very limited water supply, particularly in the summer high rental season. The water district has the numbers
to support this use argument. Neahkahnie Water District is a small district designed to supply water for our small
residential area. It doesn’t have the resources to produce the large quantities of water required to service the higher
demands imposed by the number of people staying in these rentals. A single family home that “sleeps 20” is not the
definition of single family home. A single family home that “sleeps 10” is still not what the water district was built to
support. Water is a finite resource and simply charging higher rates for larger users does not increase the actual amount
of water available. A cap on the number of rentals that reflects this reality is necessary.

Finally, I support the reasonable life and safety requirements proposed, as well establishment of operational
requirements such as parking, noise, owner-operator contact and enforceable consequences for disturbances. | would
also urge that the fees gathered by the county be earmarked for the area that generates them to improve roads and
other county infrastructure.



Thank you for your time and consideration in this important matter.

Jeff Welty
raleighworld@earthlink.net



LGn Tone — — —

From: Public Comments

Sent: Thursday, June 8, 2023 7:49 AM

To: Lynn Tone; Sarah Absher; County Counsel

Subject: FW: EXTERNAL: Public Comments for STR BOCC Meeting June 13th 2023

From: Pete Stone <psphoto@comcast.net>

Sent: Wednesday, June 7, 2023 4:15 PM

To: Public Comments <publiccomments@co.tillamook.or.us>

Subject: EXTERNAL: Public Comments for STR BOCC Meeting June 13th 2023

[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 BOCC:

My name is Pete Stone, | am an STR owner in Nedonna Beach { have been for over 10 years with no
complaints ), and these are my views, and don’t represent any other group or organization.

SUBJECT: The new proposed Draft Ordinance #84

TITLE: The Good, The Bad, and The Ugly....
#1: “A Horse by another Name”

Calling the new DO ( Draft Ordinance ) a “License” rather that a Permit doesn’t change it into
something it’s not.

And....saying it's not Land Use ( “No Nonconforming Status Conferred” ) won't mean that...in the eyes of
the law....LUBA will see it the County’s way.

If there’s a legal challenge, the Courts, and or LUBA, will lock at what this Draft Ordinance really |S....not what
it says it is.

L.ooks like a Duck, Quacks like a Duck. .....

So... for existing Permit holders, the new DO should continue to be described as a Permit.

That means that full transferability of permits should remain upon property transfer or sale ( Do restaurants
or bars or hotels lose their ability to operate simply due to such a transfer of ownership, even if they
are in full compliance with OLCC and health and safety laws? ).

It's not the responsibility of the County to disallow a previously permitted nonconforming use, despite
they’re being others who want to compete as STR owners.

This is nothing more than interference in the property rental market that should be outside the purview of
the County.



A reasonable Cap system for FUTURE STR permits, if flexible enough to handle Tourism growth and demand
for overnight accommodation seems a more reasoned approach....possibly a 2% cap on top of current
STR levels in the County or identified Communities, with r eview after 3 years to see if Tourist demand is
being accommodated.

Tourism spending has historically been growing at 3% in the County, so much less than that simply won't
keep up with demand and be a drag on job growth and economic development.

#2: "Sorry you built that...cuz we're not letting you use it”

There are a handful of STR homes ( Estate Homes with 5+ bedrooms ) that should be allowed to be
reviewed separately in terms of allowable occupancy, parking, etc.

These homes are few in number, but are unique enough in character and size that the Department of
Community Development should be able to assess them separately to see if allowable Ordinance limits
regarding occupancy and parking can be exceeded safely to provide multifamily accommodation in the
County.

If so....a“ variance” should be provided, as many cities and counties do for special situations.

#3: “To Have and to Hold Harmless”

The “Executed and Hold Harmless Agreement” is overly broad, and despite claims by Sarah Absher, appears
on only one other type of permit application seen on the Tillamook County Department of Community
Development forms ( | know....1 looked! ).....the one for a Temporary Use Permit, which makes sense, since
such use may involve County property. Why do STR owners need to indemnify the County....don't you
have your cwn liability insurance?

In addition to what I've said here.....I believe this Hold Harmless agreement is preempted by the State Tort
Claims Act ORS 30.260.

#4. “ Help!....| Really Need Somebody...”

The plan to have a Hotline serviced by Granicus is a good idea...... and they should collect data about every
call,

Response times should be measured based on the time that Granicus contacts an owner or listed
responsible party for a particular STR.

30 mins seems reasonable for a call to respond to a complaint { Tier 1 or 2...see below }.....except in rare
situations where no cell service is available ( e.g. Tillamook to Portland Hwy 6 ) temporarily.

A time of 30-45 mins also seems reasonable for an in person response if a call doesn't solve the issue ( Tier
1 only, Tier 2 should allow 2 hours max for an in person response, since they aren't urgent ), so that would be
a total of 1-1.25 hours to correct a complaint ( if a call doesn’t solve the problem ). The County should
consider possible allowances for road closures, weather, electrical failure { common event here! ), and give
some filexibility here.

Emergency services in the county often can't respond within a guaranteed 30 minute window of time....so
STRs should not have to be held to a higher standard.

There are quite a few issues concerning complaints here that have not been well thought out, however......

Will Granicus call the complaining party back?

How will a complaint be verified?

Should the County include language that would require some form of documentation of a complamt’P (
cellphone recording with time stamp? )

What if the guest is off property (i.e. a loud beach party ) when a complaint ensues?

2



Should all complaints require the same “rapid response?” Obviously an over occupancy frat party at 2:00am
should require a rapid response, but should a small bag of trash left next to a garbage can require it? Should
minor violations be treated the same?

| believe there should be Tier 1 and Tier 2 level complaints. Different complaints require different
response times.

Tier 1 would be disturbances from 10:00pm to 7:00am: Sustained noise, over occupancy, wild parties,
significant overflow parking, efc.

Tier 2 would be daytime minor issues: dog barking, excess garbage next to can, 1 car or less parked
incorrectly, etc.

Also...... there should be language allowing for more than one contact person for response. An owner might
want to be the phone contact, but have someone else locally be the in-person respondent.

Property Management companies may have different people on call at different times........ especially since no
single “respondent” actually works 24/7. There needs to be flexibility for this.....perhaps a primary and
secondary contact, as well as an allowance for a Property Management company to assign internally a
particular contact person depending on their timetable.,

Additionally, the fee ( $100 ) for simply changing the name of the “Contact Person” seems arbitrary and
excessive.

#5: “You could hear a pin drop...”

Noise is a tricky one, especially since the County doesn't currently have a noise Ordinance. Any regulation in
this regard has to aflow for “reasonable” noise...... such as a few people having a BBQ on the deck, children
playing in the sand and laughing, a family having a few drinks watching the sunset.

All things that EVERYONE should be able to enjoy during daytime hours.

Between 10:00pm and 7:00am, more stringent rules are needed.

Unfortunately, the DO has gone overboard here, saying “there shall be no amplified music or other noise
during quiet hours that can be heard beyond the property lines”.

The problem with this is that people often arrive late to check in, or return after an evening dinner out after
10:00pm. The very fact that a car drives on to my property on my gravel driveway, and the opening and closing
of car doors creates some noise, means they would be in violation of this Ordinance!

My neighbor lives right next to me, and would certainly hear these activities if they were standing on their deck!
The words that need to be added are SUSTAINED NOISE...... not a few brief unavoidable sounds. Many
STR properties are right next to other properties, so the standard should be fair and reasonable.

Frankly, the County should look at the regulations adopted by Marion County for ALL residents in
Unincorporated areas........See:
https://www.co.marion.or.us/SQ/Operations/CodeEnforcement/Documents/noiseq.pdf

Here's their standards: “ Generally speaking, maximum sound levels are 55 dBA during the day
and 45dBA at night for residential noise”.

There's a reliable and free App for both iPhones, and Android Phones to measure sound levels
from the National Institute of Occupational Safety and Health ( NIOSH ) called the NIOSH Sound
Level Meter that's available for those who need to document unreasonable sound levels....and it
saves and produces documentation of time and place of a particular recording.

There's also WiFi connected devices to monitor on-property sound levels if needed....such as Minut
or NoiseAware.....which could be good for previously “problem” properties.
See: '



https://mww.minut.com
https://noiseaware.com

#6: “Hey! You can’t park there!*

The County really should have done a survey on available parking at STR properties to see just
how diverse each parking situation really is! Some properties barely have enough parking for a
couple of cars on property, some could park a whole assortment of cars, boats,
trailers....whateverl!

Having maximum limits on vehicles seems unfair without an actual parking availability review.
Reasonable minimums for on-property parking based on accommodation levels seems good, but
asking STR owners to enforce on-street parking limits seems absurd.....how can we enforce
ANYTHING people do once they are off property?

We can REQUEST they park according to what the County wants, but until we get deputized by the
Sheriff, really can’t make any enforceable demands on guests staying with us. It would certainly seem
unfair for daytrippers and locals to be allowed to park on street, but not STR guests.

The better way to address this is with good signage with time limits for parking ( 2 hour, no
overnight, etc ), that way everyone is treated fairly with this limited “resource”.

#7 "You can't flush your problems away”

Quite simply, unless the County can show that STRs have more issues with their septic systems than other
residential dwellings, the rules should be the same for all in terms of inspections, permitting, etc. If a
property was built and approved with an allowable occupancy level, and their STR permit doesn’t exceed that
level, then the effective septic system permit and inspection standard should still apply. There should’t be an
arbitrary new higher standard based on zero data, and no identifiable level of failure here. This is a classic
case of a solution in search of a problem. If the County decides to enforce higher septic system standards,
they should apply to ALL residential dwellings, not just STRs.

#8: “Sign? What Sign?”

Here's the standard for readability of signage from a distance:

“ A good rule of thumb is that for every.10' between your reader and your signage, add 1” to the height of
your letters . A 1" tall character can easily be read by most people from a distance of 10", but from 40’ away,
you will need your type to be at least 4” tall for optimal readability.”

My house sits approximately 100 feet back from the road. According to this readability standard, the 5 or so
lines of information required would need a sign at least 4.5 FEET in height to be readable from the road
right of way if attached to my house! Do we really need signage...with all this info, including the property
address, since the house number is already required separately to be “prominently displayed” on the outside of
the property and visible from the road right of way?

Either STR owners are going to have to attach signs 4x5 FEET in size to their properties, or go with smaller
free standing signs on their front lawns, that may very well get knocked or blown over.

A better compromise would be to only require the following:
Contact Name: John Smith ( Optional phi# )

Permit XXX-XXXX
County STR Hotline: 800-555-1212



[ guarantee any neighbor who is calling in a complaint KNOWS the general address the property has, and only
needs the house number to fully identify the property in question.

And... why is the permit expiration date needed? What purpose does it serve for a complaint? The County,
having issued the Permit, certainly knows if a permit is current. Would Granicus, or whoever else handles the
hotline, need that information? | can think of no situation where it could be a determining factor, except if
someone who no longer rented left the sign up with an out of date permit listed.

That would seem counterproductive to all involved! If someone was trying to rent “under the radar”....| would
think they wouldn't have a “fake” or incorrect sign out at all! The sign compliance officer already know the
addresses ( and presumably permit numbers and exp. dates ) of STRs they are going to check....t hey don’t
need a sign to find them.

There are a few other issues with the current Draft Ordinance, but these are the one's that have stood out for

me.
I do hope the BOCC looks at the issues mentioned here carefully, and considers all aspects of possible

“UNINTENDED CONSEQUENCES” going forward.

Thanks,

Pete Stone
11354 NW Placido Ct
Portland, Or. 97229

tel: 503-740-6170
email: psphoto@comcast.net



_I..xnn Tone

From: Public Comments

Sent: Thursday, June 29, 2023 8:23 AM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Support for STR Permits

From: Florin Dragu <fdragu@gmail.com>

Sent: Wednesday, June 28, 2023 11:20 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Support for STR Permits

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

Tillamook Board of County Commissioners,

| support some limits on the number of STRs per person {owner of LLCs or family trusts for people hiding behind trusts)
and use it or lose it (minimum days to be determined), but | do not support distance or density limits as those don't
make much sense (ocean front properties like mine will likely be more STRs on the street than other further back
streets, so | don't see how this affects anyone on my street or community negatively since most houses on the street are
already STRs). ‘

It is also a known fact that STR booking and rates are dropping a lot and 2021/2022 were abnormal and things will go
back to before Covid {2019 or earlier). This will limit the amount of STRs by itself and | expect some 5TRs bought at a
high price will be sold in the near future. Let this play out and see where things stand on STRs before implementing new
regulations that will hurt everyone in the community in the long run.

| support Oregon Coast Hosts. Owners with current STR permits have legal property rights, including transferability, and
should continue to be regulated under Ordinance #84 Amendment #1. If the county would like to switch new STRs to a
license program going forward, that may be done under Amendment #2. New regulations need to be balanced and
hased on facts. Many of our communities have historically high numbers of seasonal dwellings which should not be at
risk of losing property rights.

I own and manage one S5TR in the Neahkahnie Beach area on Beulah Reed Rd.

Thank you,
Florin Dragu



Lynn Tone

T R P
From: Public Comments
Sent: Thursday, June 29, 2023 8:23 AM
To: Lynn Tone; Sarah Absher; County Counsel
Subject; FW: EXTERNAL: Public Comment re: STR Pause & Ordinance 84 Updates
Importance: High

From: Mark Roberts <mandm-roberts@comcast.net>
Sent: Wednesday, June 28, 2023 9:59 PM

To: Sarah Absher <sabsher@co.tillamook.or.us>; Public Comments <publiccomments@co.tiliamook.or.us>
Cc: Lynn Tone <ltone@co.tillamook.or.us>; Dustin L. Burdick <dburdick@co.tillamook.or.us>; Jacki Hinton
<hintonjacki56@gmail.com>; Babbitt Karen <wcgarden@gmail.com>

Subject: EXTERNAL: Public Comment re: STR Pause & Ordinance 84 Updates

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.)

Sarah Absher, Director, Community Development
Mary Faith Bell, Commissioner

David Yamamoto, Commissioner

Erin Skaar, Commissioner

Balance

We’ve been seeking ‘balance’ in many qualities regarding Short-Term Rentals in Tillamook County
for months and months. :

Significant progress toward ‘balance’ in many requirements and practices has been achieved,
too.

Many technical issues have been worked out to a level which most parties can accept. This was
hard, good work — good job!

However, ‘balance’ has NOT been achieved regarding important fundamentals regarding limits to
the number or percentage of STRs in Tillamook County and how or whether STR licenses have
unique rights.

‘Balance’ is eluding us because a small minority of very motivated, financially oriented, and highly-
organized parties demand no limit to STRs. These parties are not seeking ‘balance’ — they insist,
1



including threats, to have no compromise nor community ‘balance’. Their way ... or ‘see you in
Court’.

Balance is the key to achieving a livable degree of commercial tourism in our residential
neighborhoods. We know this to be true. We started this process seeking balance and livability in
Tillamook County.

To the majority of County residents who do not have a financial stake in this rental industry,
‘balance’ means caps and or practices comparable to those of adjoining municipalities or other
communities.

Further, ‘balance’ means being fair and equitable to all those interested in renting their properties
... hot merely enabling forever those who happened to be first when the STR Ordinance first
legally provided for STRs. There should be a process where licenses, limited in number, are made
available overtime — NOT granted in perpetuality.

The County Board of Commissioners are tasked with making a public policy decision for the whole
of Tillamook County — not merely the highly focused, financially oriented small minority of the STR

industry.

The Board must seek ‘balance’ with their decisions.



ann Tone —

From: Public Comments

Sent: Thursday, June 29, 2023 8:23 AM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Support for STR Permits

From: Norman Scott <nescott215@msn.com>

Sent: Wednesday, June 28, 2023 7:49 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Support for STR Permits

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

Tillamook Board of County Commissioners,

I support Oregon Coast Hosts. Owners with current STR permits have legal property rights, including transferability, and
should continue to be regulated under Ordinance #84 Amendment #1. If the county would like to switch new STRs to a
license program going forward, that may be done under Amendment #2. New regulations need to be balanced and
based on facts. Many of our communities have historically high numbers of seasonal dwellings which should not be at
risk of losing property rights.

Thank you

Norm and Marilyn Scott
49790 Nescove Dr.
Neskowin, Oregon 97149
Sent from my iPhone



Kimberly & Eric Bergstrom
Owners of Tillamook County Short Term Rentals
June 28, 2023

Tillamook Board of County Commissioners

Tillamook County Community Development
publiccommenis@co.tillamook.or.us ‘ .
mfbell@co.tillamook.or.us

dyama moto@co.tillamook.or.us
eskaar@co.tillamook.or.us

sabsher@co.tillamook.or.us

Re: Further Comments Regarding Tillamook County Ordinance 84 Revisions, and in
Support of Tonkin Torp / Oregon Coast Hosts June 8, 2023 to the Tillamook County Board
of of Commissioners

To Whom It May Concern:

We are Kimberly and Eric Bergstrom, and we own Short Term Rentals (STRs) in the
Neahkahnie area of Tillamook County. We are writing further comments in addition to our June
12, 2023 letter to the Tillamook Board of County Commissioners and the Tillamook County
Community Development (collectively, the “County”).

On June 13, 2023 we sent an email to be included in the public comments that apparently didn’'t
make it onto the County's record. We'd like to again submit the June 13, 2023 comment;

Further to our public comment submitted yesterday, below [the June 12, 2023 letter from
Kimberly and Eric Bergstrom] we had an interesting situation occur today. We received
a call from the County that there had been a complaint about a guest at one of our
houses parking in such a way to impede traffic.

it just so happened Eric was working two houses away and arrived to check out the
situation in three minutes. Below is Eric’s reply regarding the complaint, and a photo
taken, again, three minutes after receiving the complaint. You'll see there is a car parked
on the side to the south of our house. According to our guests, they had not parked any
cars on the street.

This is the perfect example of why provisions within [the draft] Ordinance 84 are
burdensome and deny property owners due process. Further, it is another example why
regulations need to be applied to alf community members.



What's more, while there are provisions in the proposed ordinance that detail harsh
consequences for STR owners regarding ordinance violations, there is absolutely no
provision in the ordinance which provides consequences for complaints that are
nuisance complaints, complaints that are not based on facts, nor complaints that are
lodged in order to have an adverse effect on STR owner’s permits.
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Regarding the June 13, 2023 meeting of the Tillamook Boérd of County Commissioners,
we submit the following comments.

Commissioner(s) at the meeting questioned whether individuals should be allowed to
hold more than one STR permit. We are among the group that does hold more than one
STR permit. We obtained those permits with the approval of the County. Further, to
arbitrarily take away the permits issued lawfully to us would cause an undue burden to
us and be financially detrimental to our family. We have complied with all previous
requirements implemented by the County. To threaten to take away our lawfuily
obtained permits is not only unfair and harmful, it's our understanding that a regulatory
take, also known as inverse condemnation, is when a government regulation deprives a
property owner of all economically viable use of the property. It's our further
understanding that in those circumstances, we as property owners must be paid
compensation for that action.

Also at the June 13, 2023 meeting, one or more of the Commissioners brought up the
non-factual hearsay that STRs are responsible for the housing shortage. It is my
understanding that this general allegation came from a report prepared for the City of
Portland, and submitted to the Short Term Rental Advisory Committee by ORLA

6/28/23 Bergstrom - 2



(Oregon Restaurant and Lodging Association). Which, is important to note, describes
itself on their own website, as follows:

Oregon Restaurant & Lodging Association {ORLA)

ORLA is the leading business association for the foodservice and lodging
industry in Oregon. A not-for-profit trade organization, ORLA represents over
3,000 member units and advocates for over 10,000 foodservice locations and
over 2,400 lodging establishments in Oregon

In other words, they represent the hotel industry. The hotel industry has long held a
contentious relationship with STRs. Back in 2017, the New York Times published an
article entitled Inside the Hotel Industry's Plan to Combat Airbnb
https.//www.nytimes.com/2017/04/16/technology/insid i
bat-airbnb.html

Within the article, they reference a 2016 document created by the American Hotel and
Lodging Association:

“Objective: Build on the success of 2016 efforts to ensure comprehensive legistation in key
markets around the country and create a receptive environment to launch a wave of strong
bills at the state level while advancing a national narrative that furthers the focus on reining in
commercial operators and the need for commonsense regulations on short-term rentals.”

Read the original document. [emphasis added by The New York Times]

It appears that County members are working to appease the few who would prefer
exclusivity at the Oregon Coast, rather than finding a reasonable and equitable solution.
As mentioned in the Oregon Coast Hosts June 8, 2023 letter to the County, nearby data has
been ignored by the STR Advisory Committee and the County:

Clatsop County's May 18, 2022 Short-Term Rental Data Report concluded that there
is "not a correlation” between STR permits and housing prices in Clatsop
County.

There is a reasonable correlation between the figures of Clatsop County and Tillamook County,
rather than between Portland Oregon and Tillamook County. Similar factual data has also been
shown in other parts of the county. In an October, 2022 article published by Forbes, entitled
Housing Scapegoat: Short Term Renfals Aren't the Problem:

6/28/23 Bergstrom - 3



Short term rentals, often referred to by a brand name, “Airbnbs,” are loathed by a
diverse set of people. First, hotel workers hate them; they take away hotel jobs.
Second, single-family neighbors hate them; they take away parking spaces and
make them uncomfortable. Third, non-profit housing advocates and the left hate
them; short term rentals “take away” housing from real people who need longer
term rentals. A recent controversy in Steamboat Springs, Colorado highlights the
problem perfectly; short term rentals aren't the problem, high costs of
production and expensive land choke production, creating scarcity with
short term rentals taking the blame. [emphasis added]

https://www.forbes.com/sites/rogervaldez/2022/10/06/housing-scapegoat-short-term-ren
tals-arent-the-problem/

We are confused as to why the County is considering making Ordinance changes
based on hearsay and gossip rather than factual information.

One interesting example is another topic of hearsay circulating around the County: that
STRs constitute an undue burden on community water resources. These are rumors not
based on factual evidence. Specifically mentioned in the June 13, 2023 Tillamook Board
of County Commissioners meeting was STR water “over usage” in the Neahkahnie
community. In fact, on April 6, 2023, the Neahkahie Water Board and District presented
the following chart documenting water usage which disputes those allegations:
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From the above chart, you'll note the rumor being tossed around that STRs are the community
water guzzlers is unfounded.

Water is not mentioned in the draft Ordinance, but if water is now an issue, it is
important to note that the Neahkahnie water district has been hinging their water
availability and forecast based on an engineering report paid for and submitted
approximately 30 years ago by the developer of Neahkahnie Meadows — the very
person at the June 13, 2023 County Commissioners meeting who complained about
STR water usage. Neahkahnie building permits have been granted for the last 30 years
based on the supposed water supply as stated in a report paid for by the developer of
Neahkahnie Meadows, at the time an outside investor with personal and financial
interest in unlimited growth in the area. This was brought to the attention of the
Neahkahnie Water Board when the developer's report was submitted, the facts of which
were rebutted by an experienced civil engineer specializing in municipal water systems.

In dealing with facts, it's important to note the County should responsibly investigate the
impact of the reduction of current Tillamook County STR permits. The current downturn
in STR revenue is real. What will be the financial impact on the County? Not just from
tax and fee revenues. You'll note the following data supplied by the website
AllTheRooms, documenting the STR revenue downturn throughout the country:

Nick Gerli &
@nickgerli
The Airbnb collapse is real.

Revenues are down nearly 50% in cities like
Phoenix and Austin.

Watch oui for a wave of forced selling from
Airbnb owners later this year in the areas hit
hardest by the revenue collapse.

Airbnb Revenue Collapse - Top 10 Cities
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We urge the County to consider any Ordinance 84 revisions based on facts, based on
the interests of ali the community and the property owners rather than the few, and not

based on false STR conspiracy theories.
Sincerely,

s/ Kimberly Bergstrom

/s! Eric Bergstrom

37750 Beulah Reed Road, Nehalem OR 97131
37395 Beulah Reed Road, Nehalem OR 97131
37345 Beulah Reed Road, Nehalem OR 97131

37335 Beulah Reed Road, Nehalem OR 97131
37325 Beuiah Reed Road, Nehalem OR 97131
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Lynn Tone

From: Public Comments

Sent: Thursday, June 29, 2023 8:22 AM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: 5TR Ordinance 84 Update

From: Gary Billingsley <gary_billingsley@sbcglobal.net>
Sent: Wednesday, June 28, 2023 7:07 PM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: STR Qrdinance 84 Update

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

Tillamook Board of County Commissioners,

| want to express my support for strengthened regulation of short term rentals in Tillamook county and | am in favor of
the recent changes to STR Ordinance 84.

Thank You,

Gary Billingsley
Neskowin



Lynn Tone

I
From: Mark Roberts <mandm-roberts@comcast.net>
Sent: Wednesday, June 28, 2023 9:59 PM
To: Sarah Absher; Public Comments
Cc: Lynn Tone; Dustin L. Burdick; Jacki Hinton; Babbitt Karen
Subject: EXTERNAL: Public Comment re: STR Pause & Ordinance 84 Updates
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.]

Sarah Absher, Director, Community Development
Mary Faith Bell, Commissioner

David Yamamoto, Commissioner

Erin Skaar, Commissioner

Balance

We've been seeking ‘balance’ in many qualities regarding Short-Term Rentals in Tillamook County
for months and months.

Significant progress toward ‘balance’ in many requirements and practices has been achieved,
too.

Many technical issues have been worked out to a level which most parties can accept. This was
hard, good work — good job!

However, ‘balance’ has NOT been achieved regarding important fundamentals regarding limits to
the number or percentage of STRs in Tillamook County and how or whether STR licenses have
unique rights.

‘Balance’ is eluding us because a small minority of very motivated, financially oriented, and highly-
organized parties demand no limit to STRs. These parties are not seeking ‘balance’ — they insist,
including threats, to have no compromise nor community ‘balance’. Their way ... or ‘see you in
Court’.

Balance is the key to achieving a livable degree of commercial tourism in our residential
neighborhoods. We know this to be true. We started this process seeking balance and livability in
Tillamook County.



To the majority of County residents who do not have a financial stake in this rental industry,
‘balance’ means caps and or practices comparable to those of adjoining municipalities or other

communities.

Further, ‘balance’ means being fair and equitable to all those interested in renting their properties
... not merely enabling forever those who happened to be first when the STR Ordinance first
legally provided for STRs. There should be a process where licenses, limited in number, are made
available overtime — NOT granted in perpetuality.

The County Board of Commissioners are tasked with making a public policy decision for the whole
of Tillamook County ~ not merely the highly focused, financially oriented small minority of the STR

industry.

The Board must seek ‘balance” with their decisions.



LGn Tone

From: chiphall75@gmail.com

Sent: Thursday, June 29, 2023 835 AM

To: Lynn Tone

Subject: EXTERNAL: STR NKN, citizen commenits

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

STR Commitee/County Commissioners,
June 29, 2023

We local citizens here in NKN have just protected our drinking water from an ill advised development offering 30 ocean
view sites with septic fields leaching into our drinking water.

Through litigation and science we were able to stop this out of state development, save this invaluable property, the
source of our drinking water, and now we are buying the land from whence springs our invaluable drinking water.

Yet what recourse do we have against the onslaught of STR developers, from usually acceptable local startups to world
wide conglomerates, bringing the worst the world has to offer, unceasing exploitation into our communities,
neighborhoods and lives? :

Is it true that we can only rely on the decisions of this committee and/or the county commissioners to protect
unincorporated Tillamock County from outside interlopers from using up our drinking water and without redress
destroying our way of life?

STR advocates, local and around the world have found a source of very easy money and a ton of it. Look at how it
works... People invest in properties but ask every local individual, family and neighborhood, to give up their privacy to
strangers who being on vacation have assumed every right over all others,

You would have to live next door or even near to an STR to understand. If you haven’t invested your life into the property
of your dreams then have a motel open next door or there’s a row of three big remodeled jobs, packed with vehicles and
naturally the most wasteful, irresponsible, and self important people on the planet, then you really don’t understand the
issues and impacts of the STR explosion.

Have you noticed what has happened to Manzanita at a 17.5 rate of STR expansion?
Houses built with terrifying urgency, mostly by all out of town builders, so tourists can walk the crowded streets in search
of ice cream and driven dreams of cotton candy and congealing fish and chips.

Now having witnessed firsthand, Manzanita’s so called success, lets set the STR rate for NKN at one point higher than the
prevailing rate of present expansion, how absurd is that?As the rate of 17.5% has ravaged our sister community
Manzanita we should expect our local government leaders to provide greater protection to unincorporated communities
given the precedent set in Manzanita. Is it really our only recourse to politely ask the county for protection from the
onslaught of the money changers and corporate greed heads?

The committee has done respectable work establishing some rules and guidelines but setting a rate above 17.5% is
patently absurd and totally negligent in addressing the overall issues at hand.

(See Manzanita.)

Does the county value the greed of Vacasa, AvantStay and other untold conglomerates over your local neighbors,
taxpayers and community minded citizens?



Charles Hall
Tarri Butler
8465 San Dune Road
Neahkahnie

Sent from my iPhone



ann Tone

From: Public Comments

Sent: Wednesday, June 28, 2023 12:38 PM

To: Lynn Tone; Sarah Absher; County Counsel
Subject: FW: EXTERNAL: Re: Ordinance 84

----- Criginal Message--—-

From: Michael Booker <doc-holladay@earthlink.net>

Sent: Wednesday, June 28, 2023 7:12 AM

To: Public Comments <publiccomments@co.tillamock.or.us>
Cc: sabsher@co.tiflmook.or.us

Subject: EXTERNAL: Re: Ordinance 84

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

>0nJun 26, 2023, at 9:52 AM, Michael Booker <doc-holladay@earthlink.net> wrote:

>

> Hello, My name is Michael Booker and | am a resident of Neahkahnie Beach and registered voter in Tillamook County.
Thank your for your work on this challenging issue.

>

> My main concern is that commercial enterprises do not belong in areas zoned residential. We do not have the
infrastructure to support the properties that have become motels essentially. The County does not supply our water.
Neahkahnie Water district has taken out loans of approximately $2,000,000 to buy our water sources. InJuly and
August we have run extremely low on water and the rentals that sleep as much as a small motel use significantly mare
water than full time residents. This has been proven by studies done by the water district. When we run out, we all run
out of water together so the feeling that high users like STRs will just pay more in water bills will not hold water. Pun
intended. The needs of residents regarding a limited resource like water take precedence over business interests of
some homeowners. Since you do not provide water, you may feel this is not a County issue. But in the larger context,
you shouid acknowledge that your decisions have consequences for what you do not provide or control. Neahkahnie
Beach had more control over it’s development in the past. Now that the County has taken over this responsibility, it
should not ignore local issues like water which is local issue and not a County issue.

-3

> A reasonable solution allowing for use of a family home as a rental to supplement costs of owning a property is
achievable, Please close the loopholes that allow for STRs to be built and used as “motels”. Please puta cap on the
number of STRs. Maybe make them local so Neahkahnie Beach can match it’s neighbor Manzanita with the same cap of
STRs. That way local conditions would be similar and not encourage another loophole that adversely affects residents.
>

> | hope to attend the next meeting in person as | will be on jury duty for the County.

>

> Michael Booker



ann Tone — ~

From: Public Comments

Sent: Thursday, June 29, 2023 10:22 AM

To: Lynn Tone; Sarah Absher; County Counsel

Subject: FW: EXTERNAL: Ordinance 84 Amendment 2 - Enforcement

From: Steve Wecks <wexcellent@gmail.com>

Sent: Thursday, June 29, 2023 10:00 AM

To: Public Comments <publiccomments@co.tillamook.or.us>
Subject: EXTERNAL: Ordinance 84 Amendment 2 - Enforcement

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

"The overwhelming conclusion and consensus by the committee and community members
is that the Department must engage in active enforcement of Ordinance #84” Sarah Absher,
Tillamook Headlight Herald, Jan 2, 2019. Parking and Noise nuisances were the two primary
enforcement issues identified by that STR Advisory Committee as affecting livability.

In April, 2019, the BOCC passed Ordinance 84 amendment 1 which
strengthened existing parking and noise rules by reinforcing the threat of
citation and fines for renters violating those rules {Ordinance 84, 6(a))
and clarifying who was responsible for enforcement (Ordinance 84,
13(a)). The BOCC and Development Department has had 4 years to
implement enforcement of those rules, yet lack of enforcement of them
remains the main concern expressed in 2022/2023 surveys of
unincorporated communities.

ORDINANCE 84 AMENDMENT 2 REMOVES ALL REFERENCES TO COUNTY ENFORCEMENT
AGAINST RENTERS FOR VIOLATING PARKING OR NOISE RULES THAT ARE CONTAINED IN THE
EXISTING ORDINANCE. Instead, the responsibility for real time enforcement of County parking
and noise rules with renters is effectively placed entirely on property owners, who have no legal
authority to enforce them in real time.

A review of short-term rental laws in the state of Oregon revealed that NO OTHER JURISDICTIONS
within the state had a requirement for in person response to renters by owners or their agents for
noise and other violations. In many jurisdictions owners are required to notify renters of local



rules, and may be required to try and resolve complaints by phone, but in person enforcement of
local rules on renters in real time is never suggested.

The City of Bend goes so far as to clarify that the intent of having a contact person is not "that the
owner, agent or representative act as a peace officer or code enforcement officer or put
themselves in an at-risk situation."

Under State Law the County cannot require private citizens to enforce a County Ordinance on
others (ORS 203.065).

Requiring private citizens to physically confront renters who have been notified in writing of the
county noise laws that apply exclusively to them and who have been verbally warned via
telecommunication to abide by those laws could easily result in a physical altercation with legal
repercussions for the County.

Furthermore, contrary to Commissioner Skaar's comments at the last public meeting indicating
that if a "contact person" was going to be unavailable to respond in person they could make
arrangements for someone else to respond in their absence, the proposed ordinance specifically
does not allow for this. The requirement is stated very clearly twice that the "contact person"
must be the individual making the in person response or the owner will be in violation of the
ordinance. The contact person can only be changed with 14 days notice and it is physically
impossible for an individual person to be on call 365/24/7 to respond in person within 30 minutes
in a rural area. Even if they lived on site, they would never be able to leave the immediate vicinity
to do anything or travel in local areas without cell service without risking being in violation. As
written this provision is objectively unreasonable and subject to judicial review as such (ORS
203.060).

In Conclusion, this provision is but one reason that | fully oppose replacement of Ordinance 84
with this new ordinance and | object to the process by which the Commissioners arrived at it. It
was not developed by the STR Advisory Committee, they were only invited to comment on it after
the fact. It made dramatic changes to even the most basic parts of Ordinance 84, effectively
setting aside much of their work, as well as the work of the Citizen Advisory Committees before
them. It was drafted by an outspoken opponent of STRs and is full of experimental rule making in
the form of provisions that are/were either blatantly illegal (like the building codes provisions |
addressed in my first public comment) or probably illegal {like those outlined by the lawyers
representing Oregon Coast Hosts and including in person real time response). Replacing the
collaborative work of the STR Advisory Committees with this new top-down and clearly anti-STR
ordinance moved the debate from working together towards reasonable solutions and
compromise as a community, to an all out fight by STR owners with their neighbors and ultimately
with the County to preserve their basic individual and property rights as codified in Oregon Law.
At this point a battle in the courts seems inevitable, the question is how far ranging that battle will
be if the commissioners decide to include legally suspect provisions like the one addressed in this
comment,



Sincerely,

Steve Wecks, Barview

| am a 57 year old 4th generation Oregonian whose family owns or has owned properties in Sand
Lake, Oceanside, Cape Meares, Barview and Rockaway Beach with a mix of uses including second
home, long-term rental, short-term rental, and primary residence.



June 29, 2023

To: Tillamook County Board of Commissioners
Subject: Proposed Amendments to Ordinance 84 for the Regulation of STRs

After listening to the testimony at the June 13 hearing about the impacts of STR growth
on the livability in several communities and then your conversation recognizing that the
situation has gone too far and truly damaged the livability in some areas, it was
disheartening to hear you say that you will probably allow an increase above current
levels.

Is the policy driver to increase county revenues at the expense of helping us restore our
neighborhood to some semblance of a residential community? Grandfathering keeps STR
levels in our community too high and increasing the number of STRs sets us back even
further. Our immediate neighborhood already is saturated with unreasonably high double
digit occupancy STRs including two licensed for 20 and another for 18.

We understand the benefits of STR revenues and accept you cannot slash the numbers to
a fraction of their current level, but we do ask you to recognize the reality that unchecked
STR growth has had devastating impacts on affordable housing and neighborhood
livability (issues recognized and successfully addressed by many other communities).

We also understand the legal ramifications of these issues and you have received good
legal counsel. Please don’t make decisions based on fear of litigation. Stand up for your
community residents rather than out of county investors. We regularly receive offers from
companies to buy our property for cash. Neahkahnie is threatened by unchecked STR
growth and rampant speculation.

During the last year, we have requested balanced STR regulation. Our true “mom and
pop” STR neighbors agree they would like there still to be a neighborhood when they do
retire to the coast and live in their home. Please reject proposals to allow an increase of
STRs above current levels. '

Sincerely,

Mike Woodin

Amy Bell

37635 Beulah Reed Rd
Neahkahnie






Lynn Tone

S WA A
From: helhe at hotmail <helhe@hotmail.com>
Sent: Tuesday, June 27, 2023 7:34 PM
To: Lynn Tone
Subject: EXTERNAL: Ordinance 84 Comments from Full Time NKN Resident

[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,

I am a full time resident of the NeahKahNie area in Tillamook County and have been following
the sessions and meetings of Ordinance 84 carefully. | admit that my hopes for stricter
regulation and control of this burgeoning STR problem have been dashed. As | recall, this
matter was brought to you by the residents of Tillamook County, seeking relief from the
increasing numbers and conditions of STRs.

| believe that the North County Coastal areas have the highest concentration of STRs in the
state of Oregon. Continued growth must be carefully managed, always with an eye to the
future. As residents, we can do little to curb the swell of short-term rentals, so we turn to you,
our elected Representatives, to keep our communities safe, desirable & livable.

It has already been well established that STRs create negative consequences to our local
communities and have driven a wedge between us. Two distinct sides seem to have emerged:
Residents who seek limitation and more governmental controls versus the STR owners who
have hired lawyers and are fund-raising alongside commercial management businesses. It
baffles me that these organized STRs are not considered commercial enterprises and governed
as such, with zoning and appropriate codes. Even residential cottage industries have more
stringent codes to adhere to from the County.

The funding the County receives from these STRs is the obvious "carrot on the stick" but why
not limit the numbers and increase the cost of the permits? Other permits (building) have
increased recently - why not these too? Fewer STR numbers would bring in the same amount
of revenue, while also sparing our road beds, water resources and density issues.

I live here and | vote. Please consider the concerns of you constituents when you decide on
this pivotal matter. Please represent me. Thank you for your time, your consideration and
hopefully your wisdom. Thank you. Helen Gourde, NeahKahNie



Lynn Tone

T ik
From: Megan Liz Cole <meganliz@nehalemtel.net>
Sent: Thursday, June 29, 2023 3:24 PM
To: Lynn Tone
Subject: EXTERNAL: Tillamook County STR 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 Board of Commissioners,

[ am a full-time resident of Neahkanie and am concerned about reasonable control of short term
rentals in unincorporated Tillamook County.

My concerns are mirrored in many others' comments: noise, light spill, too many cars and too little
parking, impeded emergency services, increased water use, transfers of property, overall safety on
our small streets. These and other points are legitimate points of debate.

| have written you before. Now | want simply to say:

This is all about COMMUNITY.

Neahkahnie is our small, beloved community that was designed for single occupancy residences,
not for the rapid growth of STRs we are now seeing.

It is the lack of limits on growth that is undermining the character and sustainability of our
community.

STRs are good; uncontrolled numbers of STRs are not.

Nobody here wants to eliminate STRs; rather, we hope you will provide a reasonable cap on
growth that takes into account the livability of our cherished community.

This is a solvable problem.
And the solutions are in your hands.

Please: Let's put the emphasis on COMMUNITY.

Sincerely,
and with my thanks for all you do,

Liz Cole
38465 Reed Road
Neahkahnie



Lynn Tone

N O e ———————
From: Gregory Hightower <ghightower70@gmail.com>
Sent: Thursday, June 29, 2023 4:47 PM
To: Lynn Tone
Cc: Jacki Hinton; Kathie Hightower

Subject: EXTERNAL: Letter to County Commissioners concerning STRs

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 County Commissioners,

As full time residents of the Neahkahnie community, we would like to further comment on the adverse impacts to
community livability from oo many STRS. We understand the Neahkahnie community's current STR numbers are
about 24% of the current structures.

We are at a conjuncture where the feeling of a community is being lost.

Rather than going over water, safety, infrastructure, and community involvement issues in depth again (two previous
letters), we would like to ask how the county plans to address some of these issues that will become even more
critical in the future.

Let us just focus, for the sake of argument, on Beulah Reed Road. Currently seven of the first eight houses on the
beginning of Beulah Reed are STRs, several with high density capacities (essentially hotels). The speed limit for this
county road is 25 MPH. People commonly cross the street to go to the beach without looking for traffic, not looking
left or right before they step into the street. Beulah Reed Road has become not a county road for vehicles as it was
designed, but a running path, a walking path, a bike path, a baby stroller path, and a dog walking path for the many
vacationers who rent STRs. In many cases the above pedestrians take over the whole road and are offended if you
ask them to share the road. Why? Because, they are on vacation and if you are on vacation, all rules are off.
Taking over the county road is OK. We wonder if the county has any plans to actually make a path along Beulah
Reed Road for the above pedestrians before a tragedy occurs. This is even more critical at the blind curves further
up the road.

The city of Manzanita has found it necessary to hire a full-time short-term rental code enforcement officer, and their
cap on STRs is lower than the proposed county cap. Is the county considering the same requirements?

It is clear to us, that the STR owners and managers or should we say “THE MONEY” are going to be the big winners
here. The more STRS they can get the more money they'll make and that is what matters to them. | don't think the
STR owner up the street who lives in Chicago really cares about any of this as long as he gets his rent money. In
the meantime we full time residents lose our sense of community and our livability standards. And we live in fear of
being involved in an accident where we might not be at fault but will live with the consequences forever.

Thank you for listening to our concerns.

Greg and Kathie Hightower
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