
L nn Tone 

From: 
Sent: 
To: 
Subject: 

Jamie Rea <jamietrea@yahoo.com> 
Monday, February 13, 2023 1 :08 PM 
Public Comments 
EXTERNAL: Please Support STRs & Tourism in our Coastal Communities with Balanced 
Regulations - Do Not Repeal 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.] 

Tillamook Board of County Commissioners & STR Advisory Committee, 

I am very concerned about the sudden change to repeal ordinance #84, and completely revamp it for 
several reasons: 

1) The ordinance that makes permit holders, after 5 renewals, be subjected to the applicable subarea 
cap, vague, unclear, and unfair. We bought our property knowing what the rules were up front. 
Renting of our house reduces "some" of the financial burden of owning a vacation home. Planning 
financially for being able to rent it out is a factor. Not knowing if 5 years from now, you make it or not, 
is hard for planning purposes. We have been renting our house out for over 5 years, and several 
people come back year after year. They too find a place they enjoy, and want that certainty. Previous 
"permit" holders should be grandfathered in, and not be subjected to any renewal caps. 

2) The ordinance which dictates a 250 foot density limit, is unclear and vague. In our neighborhood, 
we have 3 STR's that I know about, and our homes are close together. How is it all sorted out? Who 
gets to continue with renting, and who doesn't? Most of the homes in Oregon are very close together, 
with small lot sizes. I would think having the homes closer together preferable, rather than spread 
them apart. Why the restriction???? Is it noise? We own several "multi-plex properties, and 
sometimes "noise" is an issue. We encourage our tenants to talk to one another and let the neighbor 
know if there is a problem. Knowing what the problem is, they correct it! 

3) How realistic is it to have our management company to have to call the STR line within 20 minutes, 
and than be at our property within 30 minutes. I don't think the local police department have that great 
of turn around time! 60 minutes is the "norm" around the country! How many complaints have there 
been, who's making the complaint, and what for? Usually, it's the same people that complain. 

Thank you for considering some of my issues. 

Regards, 
Jamie Rea (K & J Properties - I'm the "J") 

1 

3616 of 5195



L nn Tone 

From: Nicole Twigg <nico1etwigg22@gmail.com> 
Monday, February 13, 2023 12:51 PM Sent: 

To: Alan Coppola 
Cc: Cindy Bernert-Coppola; Public Comments 
Subject: EXTERNAL: Re: Please Support STRs & Tourism in our Coastal Communities with 

Balanced Regulations - Do Not Repeal 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.] 

Thank you for your input! 

On Mon, Feb 13, 2023 at 3:14 PM Alan Coppola <aijcoppola@gmail.com> wrote: 
Tillamook Board of County Commissioners & STR Advisory Committee, 

Alan Coppola and Cindy Bernert-Coppola here. 
We own a house at 6000 Centerpointe Loop, Pacific City, OR 97135 

Our comments about the current STR proposal as of February 13, 2023 are the following: 

1. While not against STR caps in general, we recommend that they start from the current percentage for the relevant 
area they are in and put an upward cap (e.g. 20% more than what is already there). Caps should apply to all land 
used for housing equally and include RV parks, camping parks, hotels, motels, and all housing not having an 
STR permit. 

2. While not against a response time to complaints, an unreasonably short response time like 20 minutes is not 
going to be fruitful. Perhaps take an average of the non-emergency times already available in the county. I 
suspect even a reported fire or violent crime report will not have a response within that short of a time. 

3. Any maximum occupancy calculation should be applied evenly to all properties in the county. We use a property 
management company (Kiwanda Coastal), and all advertisements and our permit clearly state what the 
maximum occupancy is. 

4. We own a single home in Pacific City and have used it as an STR for a year. While we have a reasonable 
mortgage, it is clear that we will never make an operating 'profit' from this endeavor. If our permit for an STR is 
ever revoked, based on new regulations, we'll need to consider that as a Land Use breach of contract and take 
appropriate action. 

Thanks for your consideration and work on these issues. 
We do love the area and people, and so look forward to living there in the next number of years. 

Respectfully, 
Alan Coppola and Cindy Berneri-Coppola 

Nicole Twigg (mobile) 
503-816-9516 
nicoletwigg22@gmail.com 
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L nn Tone 

From: 
Sent: 

Jessica Schaffer <jessica@nervoussystemreset.com> 
Monday, February 13, 2023 3:56 PM 

To: Public Comments 
Subject: EXTERNAL: STR revisions 

[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 County Commissioners and STR Advisory Committee, 

I live outside of Manzanita and am writing to let you know I vigorously support the STR draft revisions. 
This could be a game changer for full-time residents like myself. 

I am heartened by your efforts to restore balance in residential neighborhoods like ours by putting in 
STR caps and density limits. I'm also relieved you've recommended a maximum limit on occupancy 
and parking. 

I know we have more work to do - issues such as lack of enforcement, resource concerns 
(specifically, water) and emergency preparedness are on-going concerns - but your work reflects a 
real investment in community livability. And for that, I am deeply appreciative! 

Thank you, 

Jessica 

Jessica Schaffer 

Nervous System Health Educator 
pronouns: she/her (why this matters) 
www.NervousSystemRESET.com 
503-348-6288 
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L nn Tone 

From: Public Comments 
Sent: 
To: 
Subject: 

Thursday, February 16, 2023 3:39 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: STR (Short Term Rentals) 

From: Ron Shippers <ronshippers@gmail.com> 
Sent: Thursday, February 16, 2023 9:19 AM 

To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: STR (Short Term Rentals) 

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

Dear Tillamook County officials, 

I am writing to express my support for increased short-term rentals in your coastal community. Short
term rentals have the potential to make a significant positive contribution to the local economy and 
enhance the experience of visitors to your beautiful area. 

By opening up more properties to short-term rentals, you will not only be providing more lodging 
options for tourists, but also creating opportunities for homeowners to generate income by renting 
out their properties. This extra income can help them to invest in their homes and businesses, which 
in turn can benefit the local economy. 

Moreover, short-term rentals can attract visitors who may not have otherwise considered a trip to 
Tillamook County. This can bring in more revenue for local businesses and attractions, leading to 
increased job opportunities and overall economic growth. 

I understand that there may be concerns about the impact of short-term rentals on the community, 
but with appropriate regulations and enforcement, the benefits of increased tourism and economic 
growth can be achieved. 

Ron Shippers - Beach Home Maintenance 

Cannon Beach, OR -------------------
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Thursday, February 16, 2023 3:39 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: STR proposed actions 

From: Andrew Barker <abarker62@gmail.com> 
Sent: Thursday, February 16, 2023 9:53 AM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: STR proposed actions 

[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 am a resident of unincorporated Tillamook County, in the Urban Growth Boundary of Manzanita. I have been 
impressed by the work of the Tillamook County Short Term Rental Advisory Committee over the past year. You have 
followed a high quality process that will result in practical solutions to problems created by increase in STRs in our 
communities. 

I strongly support the short-term actions currently under proposal, and I urge you to pursue the long-term actions 
discussed by the Committee, including on-going monitoring of STRs, and regulation of occupancy and parking. 

Andy Barker 
PO Box 1373 
Manzanita, OR 97130 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Thursday, February 16, 2023 8:11 AM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Fwd: 5510 Wee Willie Lane, Netarts - 2S1017A000400 

From: Lindsey Boccia <lindsey.boccia@gmail.com> 
Sent: Wednesday, February 15, 2023 8:20 PM 
To: Sarah Absher <sabsher@co.tillamook.or.us>; Public Comments <Publiccomments@co.tillamook.or.us> 
Subject: Re: EXTERNAL: Fwd: 5510 Wee Willie Lane, Netarts- 2S1017A000400 

Hello Sarah and Public Comment inbox for the STR committee. 

My comments below so far have not been included on the public comment PDFs that have been distributed. 

I'm feeling very upset right now, as my family has been incredibly financially impacted directly by this committee and 
our specific voice is not being heard. Prior to the halt on short term rentals, my family spent an entire year and $34k out 
of pocket for things the county needed us to do prior to building ($6k on Geohazard, $5k on home design, $5k on land 
clearing, $Bk on land clearing, $10k on county permit cost to finally getting the permit approved) all for a home that is 
now too expensive to build and that we have no short term rental option to help fund as planned. 

Our permit is sitting on your desk and has since expired while all of this unfolds. 

My family had a dream to build a cabin, but modern families cannot afford second homes without renting them. It really 
must be nice for the generation that was able to purchase houses at the beach for a fraction of their income during a 
time when both parents didn't have to work to afford their regular mortgage and child care. 

Real people that own single-family homes should be able to rent them. Giant companies and corporations that own 
multiple homes should probably be the first ones to get cut. During the pandemic companies bought up the housing 
stock which drives our prices and hurts regular families even more affordability wise. 

Personally we've had no choice but to go seek alternative Cabin styles that are no greater than 500 square feet to even 
consider affording it at the insane $500 per square foot prices that multiple builders in the area give. We will need a no 
cost adjustment to our permit given the impact this has already had on us. 

Please just make a decision and end this soon. If the new policy is too restrictive it will create a loss in property value if 
we are forced to sell because of it. 

Lindsey Boccia 
Netarts Bay, Whiskey Creek 
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Commissioner Skaar, Director Absher and Members of the STR Advisory 
Committee 

Neahkahnie is a small residential area without commercial zones, at the end of a 
road that branches into a web of narrow, dead end streets with minimal parking. 
The residences are mostly older and small to medium-sized, designed for single 
families of 2, 4, 6, possibly 8. 

For years a number of these homes were periodically rented, causing little 
concern or impact on livability and public safety. Now that has radically 
changed. What was once a private residence for rent has evolved into a 
commercial motel like space, regularly occupied and frequently turned over. 
Amazingly, many of these older single family homes have been permitted for 
double digit STR occupancies, even up to 20 occupants. 

Rental companies highlight and promote these high occupancy STR's which 
become frequent large gathering places for group seminars, retreats, reunions, 
weddings, funerals and more. Both safety and livability are threatened when 20 
STR's with a total combined advertised occupancy of 190 people are solely 
accessed by Treasure Rocks Rd, a short, narrow, broken pavement dead end 
street without sidewalks. 

To protect public safety and livability in Neahkahnie, the county needs to: 

1 . Establish a CAP ON # OF STR CERTIFICATES in Neahkahnie and a means 
to manage STR concentration. We have too many STRs for a neighborhood 
designed for single family residential living. Our livability is plummeting and 
our infrastructure is overwhelmed. The cap needs to be lowered from today's 
numbers. We support the 5 year phase out of pre-existing STRs to level the 
field for others to apply for a certificate in the future. 

2. Establish MAXIMUM OCCUPANCY LIMITS on all STRs to be compatible 
with a single family residential community. Single family homes are rarely 
designed for as many as 8 people. The draft ordinance will allow up to 16 in 
some homes which is too high. How many of you live next to a house that 
has 16 people turning over every weekend or few days? Children under the 
age of 5 is more appropriate to be considered additions to the occupancy 
limits. 

3. Provide ADEQUATE FUNDING AND ENFORCEMENT TOOLS enabling the 
county to do its job. STR fees need to be set at a level that funds county 
staff enforcement personnel and tools. 
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4. Establish PARKING LIMITS, NOISE AND GARBAGE STANDARDS for 
STRs. We support requiring all parking to be onsite. Our partially paved 
streets are barely wide enough for 2 vehicles to pass and already very narrow 
for emergency vehicles. Just last weekend an STR across the street housed 
a wedding party that parked 8 cars plus a chair rental truck in the street. We 
support the draft garbage and noise standards as well. 

5. Establish CONTACT AND POSTING REQUIREMENTS. We support having 
clearly posted information that can be read from the street. We also endorse 
all complaints going to the county hotline so the staff is aware of problems 
and can keep statistics to inform the commissioners and the public about 
issues. 

Residential livability can be preserved with STR's when residential and STR 
impacts are comparable and compatible. STR issues can be managed and have 
been addressed meaningfully in many jurisdictions throughout Oregon, including 
Cannon Beach immediately to our north and Manzanita right next door. Without 
comparable STR approaches, the Neahkahnie residential area will continue to 
be the target of rampant STR speculation and livability will be irreparably 
harmed. 

Thank you for considering our comments. 

Sincerely, 

Mike Woodin and Amy Bell 
37635 Beulah Reed Rd. 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Monday, March 6, 2023 1 :28 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Support for STRs 

From: Bill Ruecker <billr@baysingerpartners.com> 
Sent: Monday, March 6, 2023 10:44 AM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Support for STRs 

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

Hello, 

In regards to revisions to code section 8 please reconsider your code revisions as they will not solve any problems and 
will cause significant property devaluation and economic loss with resultant, decreased tax revenue. 

The county and STR properties will see the most loss but everyone will feel the pain as the primary driver of the 
Tillamook County economy is now tourism, especially around Pacific City. 

If low income housing is important then work on simplified permitting and financial incentives to build these types of 
housing. But low income workers will need better jobs to afford most STR rental homes if they were to become regular 
rentals. So there is virtually no cross over between LTR and STR. Build low income housing to create more low income 
housing, don't think that STR restrictions will solve that problem in any way as no data supports that idea. 

Jobs for low income folks will be destroyed by this ordinance revisions as many contractors, gardeners and house 
cleaners will lose their jobs if STR rentals are restricted as proposed. 

If parking on public streets, noise or other behaviors are issues then enforce existing ordinances. Although as a long 
time enjoyer of Tillamook County and of Pacific City I have observed, little to none of these problems. 

If revenue is an issue, increase fees and licenses but don't kill the goose that lays the golden egg and drives the 
economic engine that has revived Tillamook County and Pacific City. 

STOP the 8 revisions. They are not well thought out and will have severe unintended consequences. 

Thank you. 

William M. Ruecker I AIA, Principal 
billr@baysinqerpartners.com 

(P) 503.546.1614 [ (C) 503.349.2633 

2410 N. Lombard Street, Portland, OR 97217 

Baysinger. www.baysinqerpartners.com 
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L nn Tone 

From: Public Comments 
Sent: Monday, March 6, 2023 1 :28 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Comment submission regarding proposed short-term rental changes 

From: Lauren Howe <1howe2001@gmail.com> 
Sent: Sunday, March 5, 2023 9:55 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Comment submission regarding proposed short-term rental changes 

[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 & STR Advisory Committee, 

It has come to my attention that a proposal to drastically reduce the number of short-term rentals (STRs) in 
unincorporated Tillamook County could result in some properties no longer being eligible for STR permits. I am reaching 
out to provide public comment on this matter. 

My family lives in Portland and enjoys visiting destinations along the Oregon coast but most notably in Tillamook County. 
Some of our favorite spots to stay and build family memories are in Neskowin and Pacific City. The STR options are part 
of what makes this area so attractive to our family. The beautiful homes offer more private and comfortable 
accomodations than a hotel provides, and the attentive property owners offer a more personal and inviting experience. 
This all incentivizes us to frequent the area and visit some of our favorite shops and restaurants like Pelican Brewery, 
The Hawk Creek Cafe and Village Scoop, Tillamook Creamery, among many others. 

I believe restricting STRs in Tillamook County would negatively impact the local economy. There would be a 
noticeable drop in visitors to the area and thus patrons to all the local businesses and attractions. Fewer visitors might 
be a welcome sight for some full-time local residents, but for others, it could mean the loss of their livelihood. All 
Tillamook County property owners -- full-time or not -- should be considered valued members of the community. Each 
one deserves to have their voice heard and needs taken into account. I believe your committee can find a balanced 
solution that allows STR properties to continue serving as the important part of the Tillamook County economic engine. 
It would enable families like mine to continue frequenting this area for many years to come. 

Thank you for your time and consideration. 

Sincerely, 
Lauren Howe 
Portland, OR Resident 
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L nn Tone 

From: Public Comments 
Sent: Monday, March 6, 2023 1 :28 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Support for STRs in Tillamook County 

From: Dave Benz <dave.r.benz@gmail.com> 
Sent: Sunday, March 5, 2023 7:57 PM 
To: STRs Owners - Unincorporated Tillamook County <hello@neighborsforneskowin.org>; Public Comments 
<publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Support for STRs 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.] 

March 5, 2023 

I am David Benz with my wife Jean we own Barefeet Trytrat LLC in Neahkanie OR. 
Our house is managed by Vacasa previously for 4 years by Sun Set Vacation Rentals. 

I just left 10 days renting with our family in Sunriver OR. I asked the GM of HOA Sunriver Properties and separately 
Sunriver Real Estate and Property Management And separately SunriverVacasa about STR provisions for 1800 
homeowners in Sunriver. Sunriver like Bend is in Deshutes County. No permits except tax permits to Deschutes are 
required for Sunriver Owners to rent as STR. None of the STR provisions instituted in Bend just 12 miles North apply to 
Sun river and Sun river is unincorporated just like Neahkanie. 

It was explained to me that 250' distance between STR permitted homes apply in Bend. 
It was also explained that the reason Bend instituted the STR provisions/restrictions was to allow more homes for rent 
by low income workers. It should be noted that Bend had a very diversified home market to rent, and most lower 
income workers at Amazon, grocery and retail stores live on the outskirts of Bend where older or smaller homes rent. 

What is very apparent and the difference between Bend and Neahkanie. Is that land property values alone even without 
home values being considered, are much higher than inland based property. What is not true that Tillamook County 
seems to be trying to prove is that the need for workers to rent is necessary in unincorporated Neahkanie, however 
rentals in Neahkanie with or without STR provisions would not rent for less than $2000.00 per month, more than most 
any worker could afford, for the reason that Ocean based homes in Neahkanie are value higher than inland homes, and 
demand higher rental costs. 

Noise, disruption and parking on the beach are NOT legitimate reasons to institute STR restrictions. These suspected 
problems don't exist, in our experience. On Ocean Road by the public walkway in Neahkanie a home rents with 5 
bedrooms enabling 10 or more to rent. My wife and I walk within 20 feet of this house when we walk to the beach, and 
although 5 cars are in the driveway mot one time do these renters park off the driveway. We hear no loud music or 
disruption from this house ever. 

Tillamook County is not allowing enough time for public Comments to state what I am 
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Saying and others. I hav written three times to Sarah Abisher asking for a personal answer as to if the 250' requirement 
is instituted between homes. Who and how is it determined between me and my neighbor Steve 
, 60' from 
My house, determines which of us will obtain a 
Renewed STR permit? Of the four homes on our street, no one is a full time owner, and only two of us have a STR 
permit. Neither of us has received any complaint of any kind, we both have routine weekly garbage pick 
Up, and our renters are screened. In our case we have a guest book showing some renters have rented our home 5 
times. The people we rent to are responsible adults, and we have had no theft or damage. 

Why Tillamook is really trying to implement STR restrictions is meaningless! 
We are retired, on fixed income and the rental income is paying our operation and mortgage 
Costs. Our reason for an LLC os only for protecting us in the case of physical injury to someone staying in our home, no 
other reason and not for tax purposes. We are not a corporation as some full time owners suggest. 

David Benz 
Dave.r.benz@gmail.com 
253 514 5244 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Monday, March 6, 2023 1 :27 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Support for STRs 

From: Nick Argenti <netartssandcastle@gmail.com> 
Sent: Sunday, March 5, 2023 7:35 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Support for STRs 

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

Dear Tillamook County Commissioners and STR Advisory Committee, 

We hope you and your families are doing well. We wanted to provide some inputs for 
the public comments for the upcoming Public STR Meeting to include who we are and thoughts about 
the opportunity we all have to make Tillamook and the surrounding area an even better place to call 
home and further enable benefits enabled by STR's/tourism. 

Who we are: We are a solar/sustainability engineer and a nurse/nursing educator/department 
chair who have dedicated their careers to helping people, creating innovations that help the world 
and share our vacation rental with guests that further enhances the community and make the 
Tillamook area an even better place for everyone to enjoy! We are caring individuals who own, 
use/enjoy and rent our properties. We are not commercial real estate people but individuals who are 
a part of the community and give back to the community. We take great care in making our vacation 
property a place for travelers to create memories that will last a lifetime. We also have strict rules in 
place so travelers do not negatively impact the community but truly bring an abundance of benefits to 
the community, such as the local/state revenue through lodging taxes/fees, supporting a variety of 
local businesses such as restaurants, stores, gas stations and so many more resulting in the 
employment and financial benefits to these businesses, cleaners, maintenance personnel, 
contractors/builders, Tillamook County employees and so much more which in turn enhances the 
community. Imagine a scenario with no tourism or substantially reduced tourism and what 
Tillamook's tax revenue would be and how it would negatively impact the spectrum of local jobs, the 
economic impact on the community and local residents. 

We were in Pacific Restaurant a few weeks ago and asked them why they weren't open during the 
weekend and they said they didn't have enough business to support it but they were looking at 
staying open during the weekend during the more popular summer tourism time frame. This is an 
incredible restaurant/venue and just this one example shows how important tourism and STRs are in 
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directly contributing to the local jobs, the local supply chain, businesses and the community. How 
many more businesses experience this as well, which is why we believe the county should actually be 
proactive in helping STRs to have even greater occupancy, which directly helps the community. 

Similar to what other STR owners have shared, we are in favor of enhanced enforcement, permit 
transferability and no arbitrary limits. Also, being able to transfer the STR permit should not be 
restricted in any way as it is tied to land use rights. In addition there should be no limit on the number 
of nights rented, no proximity/distance limits and no change in occupancy limits. Additionally, while 
noise, parking and other rules for STR certainly make sense, it also seems to make sense that 
everyone within the community should comply with similar rules and be held accountable. After all, 
we want everyone to be able to peaceably and safely enjoy where they are staying, whether they are 
a resident or visitor. With this in mind, it seems like equitable rules need to be applied. 

For our STR, we hire local (not commercial out of area) people to do maintenance, cleaning, 
landscaping, a variety of subs and contractors for electrical/plumbing/HVAC, appliances, furniture and 
so much more. Hiring local individuals is instrumental in benefiting their families and directly 
enhances the community. 

We ensure guests do not negatively impact the area, comply with local ordinances and in fact 
they enhance the community with their presence, bringing a variety of cultures, supporting local 
businesses and tax revenue and are a joy to be with! What we do to ensure no negative impact to 
nearby neighbors and the community: 

o We have clearly defined rental agreements that ensure guests knows and comply with the rules 

o We post clear rules within the house 

o We send an email and communicate with the guests just prior to check-in to ensure compliance 

o We also are able to monitor the number of vehicles parked at the property 

o We also have a security deposit that also reinforces following the rules, including if the guests were 
to disturb neighbors or have more than the allowed number of vehicles 

o We are available if there's ever a situation where we need to contact the guest 

Instead of deterring or limiting STRs, it is our belief that Tillamook County should take on an even 
more supportive role for STR's and see how they can help out the property owners with advertising 
and coming up with creative ways to enable even higher occupancy rates as this directly feeds back 
into Tillamook's economy/revenue stream and positively impacts the community. This is already 
happening to an extent but we believe there are even more ways where we can collaboratively work 
together to further enhance this vital asset for Tillamook's growth and community improvements, 

2 

3630 of 5195



ultimately benefiting everyone who lives full time or visits the area. This is also consistent with what 
Tillamook published in https://tillamookcoast.com/wp-content/uploads/2016/03/Tillamook-County
Tourism-2025-Plan-Sept-2014-1.pdf stating "Tourism has the potential to further diversify the 
Tillamook County economy and provide important benefits for residents, businesses and visitors. It 
aims to establish a high quality visitor economy that results in maximum benefits to residents, the 
environment and visitors. Tourism 2025 draws on months of consultation with hundreds of residents, 
partners and stakeholders." 

On a closing note, if you drive or walk through downtown Tillamook today, you can visually see how 
many vacant/distressed buildings/businesses there are, how long they have been on the 
market/vacant and that we have a long way to go to get our community and downtown where it 
needs to be. We have the basic building blocks and are making progress but we need to encourage 
and support STR's to help enable a community where businesses and local residents can 
thrive. Remember, we are all a team with the same mission to make our community and world an 
even better place! 

We sincerely appreciate all you and the team do and look forward to making Tillamook and 
surrounding areas an even better place to call home and for everyone to enjoy! 

Nick & Lynn 
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L nn Tone 

From: Public Comments 
Sent: Monday, March 6, 2023 1 :27 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Support for STRs in Tillamook County 

-----Original Message-----
From: Lynn Guitteau <lynnfg81@gmail.com> 
Sent: Sunday, March 5, 2023 3:14 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Support for STRs 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.] 

My family has owned a small cabin in Oceanside for over 50 years. It is very much a family cabin, but to help pay ever 
rising utility and other bills we have had an STR since Tillamook started issuing them. I am fine with the county 
addressing issues for short term rentals and I think a lot of them are fine and make a lot of sense. Since our cabin was 
built in the 1940's as a family vacation cabin we will have a hard time meeting a few of the new proposed requirements 
since some of the new building codes were not in place when ours was built. 

The following are the proposed requirement that do not make sense to me especially for cabins that have been around 
for a long time. 

1. Our cabin has 2 small bedrooms, one without a built in closet. I don't understand the closet requirement. We provide 
hooks and a dresser for clothes. That should be sufficient. All of our quests and our family have done fine without a 
closet in that little bedroom for over 50 years. 

2. Since our cabin was built in the 1940's it is one of the oldest in Oceanside. We have a small gravel off street parking 
area that has comfortably fit 2 cars off street for over 50 years. I supply instructions to all my guest on how to park in the 
provided area. If we were to have to comply to the S'x 20' parking space measurement for each car I'm sure we would 
not qualify. However, 2 cars do fit comfortably in that space without jutting into the road. 

3. I do not understand the written language in the proposed requirements that states that if you have 1 parking space 
you can rent to a family with 2 adults and 2 children under the age of 12. Why 12?. If you are worried that a child would 
possibly bring another car and then a rental would need 2 parking spaces to rent to that family why not make the cut off 
age at least legal driving age. What you are saying is that if a family wants to rent a cabin and they have 2 adults and 1 
child under 12 and 1 over 12 then the cabin must have 2 parking spaces to be able to rent to them? 

Thank you for considering my observations for your revisions to the draft proposal to STR regulations. 
Lynn Guitteau 
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L nn Tone 

From: Public Comments 
Sent: Monday, March 6, 2023 1 :27 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Support for STRs in Tillamook County 

-----Original Message-----
From: Lisa Briand <lcbriand@gmail.com> 
Sent: Sunday, March 5, 2023 10:02 AM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Support for STRs 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.] 

We want to express our concern for the STR regulations under review. So many families like ours have a second home 
they love on the coast. We rent ours out so others can enjoy the beautiful location and create lasting family memories 
just like we have and continue to do. We are all for making sure our guests are respectful and follow the rules, but from 
what we are reading, the rules seem to be heading in a direction that is completely inequitable. Our guests should 
follow the same rules as everyone else whether they be long term renters, residents or short term renters. 

Quiet after a given time, no loud music outside. Parking appropriate for the home. Garbage pickup as often as needed 
(we always pay for twice week pickup in the busy season). We agree that if our guests are not in compliance, they 
should be asked to comply or leave. 

Our home in Netarts is in a quiet neighborhood. It has been a STR for many years, and a lot of our guests return year 
after year. They are authors looking for a quiet place to write their next novel, artists, fishermen, and families with 
children. Ours is not a party house. We pay our taxes and happily pay our annual fees. We have professional 
management with a local team (Vacasa) that can act if needed. We live in Camas and visit as often as we can. 

We understand that full time residents are the voters in Tillamook, but we all contribute to the economy and lifestyle. So 
many businesses would suffer if STRs were eliminated or regulated out of existence. Real estate values will go down, 
housekeepers and maintenance staffs out of work, stores like Rosen bergs and Roby's severely effected. Restaurants like 
The Schooner and their staffs could be in financial trouble. 

We truly believe that with reasonable STR rules in place and the natural correction of local travel post COVID, we can 
maintain the cooperation between STR owners, guests, residents, and the community at large, allowing everyone to 
enjoy the Coast and its beauty. 

Thank you for your consideration. 

Lisa and Alain Briand 
Sent from my iPad 
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L nn Tone 

From: Public Comments 
Sent: Monday, March 6, 2023 1 :27 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Support for STRs in Tillamook County 

-----Original Message-----
From: Melanie Rogers <Melanie@thinkdesignstudio.com> 
Sent: Sunday, March 5, 2023 9:53 AM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Cc: Kassandra Cassily <kassandraleighc@gmail.com> 
Subject: EXTERNAL: Support for STRs 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.] 

As owners of a small unit in Neskowin Resort, we have been seeing our guests support the local economy on a near daily 
basis, as do we when vacationing in our beloved condo. As the building was originally purposed to be a motor lodge with 
short term stays, and many of the units finished out as hotel rooms with kitchenettes, (not really suitable for permanent 
housing), we feel it would go against the very nature of the development to disallow STR rentals. We have plenty of 
parking for the one or two cars that might be used per unit, ample bear proof trash bins, on site maintenance and 24/7 
trouble assist response. 

We pay property taxes, quarterly rental and annual fees all to the benefit of the community and county, which adds up 
to a significant amount, not to mention the cleaners and contractors we employ from the county. 

It seems very unreasonable and unnecessary for the county to limit the STR use of this 50-60 year old resort to from 
operating as it was intended. 

Sincerely, 

Melanie Rogers and Kassandra Cassily, Owners 

Neskowin Resort Unit 102 
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L nn Tone 

From: Public Comments 
Sent: Monday, March 6, 2023 1 :27 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Support for STRs in Tillamook County 

From: Robert Hughes <robhgh5@aol.com> 
Sent: Sunday, March 5, 2023 9:37 AM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Support for STRs 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.] 

To whom it may concern, 

My wife and I purchased a small 300 square foot studio condo back in 2016 at Neskowin Resort. With these new rules 
and regs will would be forced to not rent our place in the near future. Our place is small but has a fairly good following and 
many return renters. These new rules will take a lot of money out of the community for tourism, and we would see the 
local businesses start to close. These rules would be a detriment to the community and it wouldn't take long for this 
backlash to effect everyone. Neskowin Resort, Proposal Rock Inn, and other rentals similar to those are not the real 
problem here. If nothing else, those types of rental properties should be exempt from Ordinance 84, we have our own, 
large, trash bins, large parking lots, and believe me, if a tenant is being loud, they will be and are addressed. It is also not 
right that the home owners in Tillamook county that do not rent out their homes are not subject to the trash, parking, and 
noise rules. The permits it is also requiring for parties larger than 6, I believe was the number, also seems ridiculous. 
Again, this is going to do more harm to the communities than the few bucks the county will get from the STR owners. 

Respectfully, 
Rob and Carrie Hughes 
#203 Neskowin Resort 
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L nn Tone 

From: Public Comments 
Sent: Monday, March 6, 2023 1 :27 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Support for STRs in Tillamook County 

From: Paul Cosgrove <pcosgrove@pscosgrove.com> 
Sent: Saturday, March 4, 2023 7:25 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Support for STRs 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.] 

Our family purchased a home in the Neahkanie district in 2009, but we have been talking our children to the Manzanita 
area for at least 40 years, renting STR homes each summer. 

When we retired in 2021, We knew we would need to use our home as an STR in order to earn the income necessary to 
maintain it and preserve it for our children and grandchildren. We finally received and STR permit in November 2021, 
and to the best of our knowledge, none of our neighbors have complained about any of our STR guests. 

Allowing us to rent to others under the current STR ordinance provisions also allows us to continue to use the property 
for family vacations and getaways, which would not be possible if we rented the home full time. 

Please do not adopt provisions that reduce occupancy limits applicable under the current ordinance, nor provisions that 
could cause us to forfeit the right to rent to guests even though we and they continue to abide by the current provisions 
and remain good neighbors. 

Paul S. Cosgrove 
Attorney 

Cell - (503) 799-5679 
Pcosgrove@pscosgrove.com 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Attachments: 

Public Comments 
Monday, March 6, 2023 1 :26 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Re: Automatic reply: EXTERNAL: Presentation for Public Comment on 
ordinance 84 proposal 
Video_3796913_Scene_3.jpg; Video_3796913_Scene_ 1.jpg; Video_3796913_Scene_2.jpg; 
Video_3796913_Scene_8.jpg; Video_3796913_Scene_S.jpg; Video_3796913_Scene_ 4.jpg; 
Video_3796913_Scene_6.jpg; Video_3796913_Scene_7.jpg; Video_3796913_Scene_9.jpg 

From: Catherine Lewis <catherine@orcoastrealty.com> 
Sent: Friday, March 3, 2023 5:18 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Re: Automatic reply: EXTERNAL: Presentation for Public Comment on ordinance 84 proposal 

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

Screenshots are attached if the previous video is unable to be shown. 
Thank you. 

Catherine Lewis I Broker 
503.347.9690 

Keller Williams Sunset Corridor - Coast Life [ license #201211298 
www.orcoastrealty.com I catherine@orcoastrealty.com 
Catherine Lewis is a licensed Real Estate Broker in the State of Oregon. 
Please follow the links to Oregon Buyers & Sellers Advisories and Oregon Agency Disclosure Pamphlet. This information 
is provided in accordance with Oregon real estate law. 

On Fri, Mar 3, 2023 at 5:05 PM Public Comments <publiccomments@co.tillamook.or.us> wrote: 

Thank you for contacting the Tillamook County Board of Commissioners' Office. Your public 
comments will be shared with the Commissioners and become part of the permanent public 
meeting record. 
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lamook County imposed a 11 Pause" on new short-term rentals in thE 
1mmer of 2022 in the unincorporated areas of our County. 
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Historically low mortgage interest rates combine< 
the moratoriums that had just been imposed by 
neighboring counties (that have since met great I 
challenge), created a brief window of intense f ren 
snap up these homes in our area. 

Rather than allow those natural market correctior 
stabilize, the county leapt into this "pause". And e' 
communities without the pause (Rockaway) we h 
how those market forces have eased pressure, an, 
frenzy has passed with the increase in interest rat 
return to non-covid behavior patterns. 

3638 of 5195



The proposed Ordinance 84 appears to be a 
sign if ica nt overreach of government power an, 
not seem justified based on the data and findi 
the STR committee has been studying over thE 
few years. The main thing at stake here are pr< 
rights whether or not you fu I ly support short-tE 
rentals. 

Should the government dictate what you ca 
or cannot do with your property without 

following due process? 
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The County Commissioners will be making d 
on measure 84 soon. It seems the voices tha 
loudest in the room right now are those of a 
group of residents who bought in high end 
neighborhoods where short term rentals ha\ 
always been allowed and were when they mi 
decision to purchase there. 

s of the business owners, working 
1d craftsmen who a re supported by 
trought by these homes being 
occupied are not being heard 
:hey are too busy working to attend 
tings that occur during work hours. 
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tlost successful short term rentals are in close proximity to the wate 

:udies conducted by the county show that less than 12% of short ter 
intals are in homes that median income earners can afford. 
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-time landlords find it 
~nging to navigate with these 
~nd for many it is too cost 
bitive. Landlords are selling 
rentals as the easy way out. 
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Many have dee 
to invest in mo 
land lord-f rienc 
states. 
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Although there has been a surge in short ten 
rental purchases over the past three years, th 
is likely to level off as the world returns to a 
pre-COVID standard. 

1ple go back to work and children have returned to school, 
erm rentals will become less profitable. Consequently, 
oeople will sell these properties. This combined with 
;t rates, we will see a natural leveling in our market. 

~ep in mind, the majority of homes in the short term rental 
·e not affordable for the local median income, and it is 
.ain who will buy them. Out-of-state or out-of-area buyers 
eeper pockets may purchase these homes as second 
;, leaving them vacant for most of the year. 
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problem for the county, it means a loss 
term rental tax revenue that the county 
son, 
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staying in the area ands 
money with local busine 
local businesses heavily 1 

tourists for a significant 
percentage of their reve, 
we do not have the samE 
hotel/motel options as 
neighboring communiti1 
bring in people. 
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you don't fully support STR's in general, this proposal is 
oo far. This will trample over property owners rights, 
?n our county to lawsuits which will then spend our tax 
:>n litigation. 

changes that are being brought on very quickly to 
; an issue which only arose due to a pandemic. These 
::d ordinance items that are based on a one-time 
nic, will impact our area for generations. 

~ 
/~ 

~ 
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Make your voices heard. You are a· 

publiccomments@co.tillamook.or. 
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L nn Tone 

From: 
Sent: 
To: 
Cc: 

Subject: 

Randall Koch <randallkoch1@me.com> 
Sunday, March 5, 2023 3:37 PM 
Hillary Gibson 
Cathy Benneth; Sarah Absher; Lynn Tone; Tom Prehoditch; Alex Sifford; 
admin@neskowincac.org; Roger Wicklund; Alexis Tate; Chris Silkowski; Tracey Hauth 
EXTERNAL: Re: Officers report submission to Tillamook County update needed 

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

On Feb 22, 2023, at 3:31 PM, Hillary Gibson <hillary.gibson@me.com> wrote: 
NCAC Officers & County, 

Dave -Thank you for providing an updated version of the analysis authored by the officers- it is a step closer to being 
accurate, but not quite there yet. I received many questions last week about the NCAC STR committee's role in the 
alternative analysis, and for that reason and as requested roughly no less than a dozen times prior to today by various 
committee members, I would like to again request that the report list the officers names as the authors - it is still not 
clear that the officers wrote the actual report, and I do not want it further confused with the committee's work. 

Dave is responding with the officers as authors of the bifurcated report to the County. 

Additionally, since 92% of the participants voted and the poll did not provide an 'abstain' option it is reasonable to 
deduce the following percentages from NCAC members present at recent meeting for vote: 
52% aye 
40% nay 
8% abstain 

I'd like to respond to Randall's assertion that the STR committee omitted a question in our survey results: "Our analysis 
was based on the only question the subcommittee decided not to use in the analysis." Please note that all questions 
were included in our analysis, and the question at hand is listed as #1 on the survey slides showing the data resulting 
from those responses for that question. The additional analysis was a choice of the officers, but it was not required. The 
data is welcome to be shared, we simply ask it be shared with the names of the authors (officers) for full 
transparency. This is different from saying "Prepared at the request of .... " as it's still not clear who compiled the actual 
data for this analysis and it has been continually confused with our committee's work. 

All data used was compiled by the STR Sub Committee. We are all working from the same data set. The STR Sub 
Committee noted the votes for and against in Question 1 in the slides, but did not use the data from Question 1 in their 
analysis for the Recommendations. The decision to omit Question 1 from the stated recommendations leaves an 
important element of the survey out and that is where the Officers felt data had not been used by the STR Sub 
Committee to better understand who voted for what. In leaving Question 1 out as an element to form the 
Recommendations, the clearer picture of who voted for what was obfuscated. Therefore the officers analysis is valuable 
for clarifying who and how the survey questions were voted upon, and the difference in the percentages for and against 
for each question is more evident. 

I'd like to challenge the suggestion from Randall that if anyone has a concern they are welcome to bring it to him - I've 
heard from an increasing number of community members who do not feel comfortable approaching the NCAC due to 
their repeated pattern of dismissing concerns. I respectfully mentioned concerns at the most recent public meeting 
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which were referred to by the Chair as "nonsense" and "unsubstantiated" with instructions "to be disregarded" twice 
instead of simply noting the concerns or opening the topic for discussion. Randall's last email also referred to Roger's 
response requesting what was agreed upon at the meeting as not "legitimate" which is unacceptable from anyone in a 
position to facilitate communication. 

As I said to Roger in my response to his inquiries, if the question of Conflict of Interest is something you or anyone would 
like to bring up, then making a request to put that on the Agenda is fine. If that is done, the Chair requests that a written 
explanation of the need for this agenda item be presented at that time, so it is clear what the substance of the request 
is. My objection to your mentioning of a concern about Conflict of Interest in the middle of a meeting, in the midst of a 
dialogue with someone else, about a different subject is that it was positioned to be a distraction and a "poisoning of the 
well" to question the integrity of the officers with a statement offering no substance and not regarding the subject of 
STR's. The officers had already stated that they had no Conflict of Interest at the beginning of the meeting. Thus your 
statement slipped into a sentence about the subject at hand was in substance calling the officers liars. I can assure you 
that my fellow officers, two CPA's and an attorney are very clear about the concept and law regarding Conflict of 
Interest. I read the bylaw in the meeting to clarify the statement of what the term means. So your less than respectful 
placement of that phrase aimed at seeding the audience with doubt of the NCAC's credibility to suit your personal 
agenda was insulting. That is why I termed it as nonsense, unsubstantiated and asked that the phrase be disregarded. 

• I've heard from an increasing number of community members who do not feel comfortable approaching the 
NCAC due to their repeated pattern of dismissing concerns. 

So why are people coming to you to voice their concerns and who are they and why have I not heard from any of them 
except one or two who I have taken the time to respond to? How can those who have questions be frustrated if they 
have not attempted to contact the NCAC for an answer, or why have they not proposed an agenda item with a clear 
explanation of that agenda item? And instead come to you? 

There appears to be an extensive pattern of the NCAC not following proper process or procedures for the past several 
years: 

• No bylaws committee to keep things in check 
The Bylaws Committees in the last four years have created four changes to the bylaws and submitted them to the 
County for approval by County Consul. The first (2019) was the change to have the Conflict of Interest question of the 
officers be asked early in the meeting so that the responses could be recorded in the minutes. Larry Glickman and Susan 
Schomberg were on that committee with the Chair and that request was submitted to the County for approval. The 
second Bylaw Committee was comprised of Tracey Hauth and Susan Schomberg regarding the use of Zoom meetings as 
that was not in the bylaws. In 2022 the NCAC also convened a Bylaw committee to change the time of meetings from 
9am in some months and 10am in other to being 10 am all year. And the most recent Bylaw Committee (2022-23), 
composed of Biff Schlicting, Dave Benneth and Tracey Hauth, was convened to develop and clarify the responsibilities 
for the Secretary and the Communications Coordinator positions. So Bylaws Committees have been active every year of 
the last four years. 

One of the issues associated with the Bylaws Committees is that the work may be done by the committee, but it then 
goes to the County Development Dept. and the County Consul and may get hung up for many months until they can find 
time to make a ruling on it. Then it comes back to the NCAC for membership approval. That makes it challenging to track 
easily and to fold into one document as the large time gaps and no clear home for these documents is a shortcoming of 
this small organization. That last task, to fold the recent changes into one document to be filed at the County, will be 
another the goal of the 2022-23 Bylaws Committee. We just received confirmation from Sarah that the 
Secretary/Communications Coordinator bylaw has been approved. 

All this to indicate your assertion is inaccurate. 

• Terms of elected officers are out of balance due to not being staggered in accordance with the bylaws 
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The staggers are on track. The only anomaly is that the previous chair resigned a few months after being elected. The 
bylaws provide for the Vice Chair to fill in for the Chair if the Chair is unavailable, and that is what I did until the next 
election. There was a Nominating Committee that sought candidates for Chair, but no candidates were identified. The 
Chair identified a candidate for Vice Chair and determined that the then current Vice Chair would run for Chair. Based on 
the unanimous vote this was not a problem. 

• Community has received conflicting information concerning the terms of current officers 

The "Community"? Who is this and why has the NCAC not heard any of these questions. The Bylaws address terms and 
the NCAC officers have all been elected by the membership. What is it you are stating about the terms of officers? 

• No nominations committee appointed at the Feb NCAC meeting as required by bylaws four months before an 
election 

My apologies. Do you recommend an action on that? I am working on creating a Nominating Committee at this time and 
I am open to suggestions. We have over three months to identify candidates, so I am not clear this is a problem. The 
Nominating Committee will be brought to the membership for confirmation at the April General Meeting. Their work 
has begun as of this writing. 

• Community Plan "Volunteer Team" somehow morphed into a "Committee" without appointment nor balanced 
representation 

I explained clearly the request for volunteers to help create the Community Plan two years ago and the three volunteers 
who came forward. If you believe there have been flawed decisions in the two years of work to educate the membership 
and develop a survey so the actual committee work could begin in earnest this spring, please bring it to my attention. 
More than twenty people with varied backgrounds have been asked to review the current survey which is basically a 
baseline of input so the committees created will have a perspective on the response of community members to the 
State Goals and how they may apply to their interests. The current Community Plan will also provide valuable 
information as a basis for revisions. 

• Incorrect versions of bylaws 

I have addressed this above in the Bylaw Committee section. 

Those are just a few examples of ongoing concerns. I understand everyone is a volunteer, but when roles are to facilitate 
communication with the community on important topics it is important to follow the procedures in place, or reach out 
to the county for help in accomplishing the goals of the NCAC. 

Hillary, no one has taken the time or made the effort to cite the NCAC officers shortcomings to us except you, Roger 
Wickland and Mark Elliot. I responded to both Roger and Mark and had dialogue to work through to an understanding 
with Mark. You apparently are responding instead of Roger. If the "Community'' has created your position as 
spokesperson I commend them but I am not aware of this role and direct contact with me is answered as clearly as I can 
answer. I am open to direct dialogue. I have answered every statement you have thrown at us with thoughtful 
responses. The officers concur as I always ask for their input. 

You said in explaining the survey and not using Question One in your recommendations that you did not want to divide 
the community. That is not what I gather from your positions regarding the NCAC, nor do I understand why you are so 
vehement in your challenging of our integrity? Your Sub Committee work has been done well and the STR Sub 
Committee had its work voted for and passed to the County. 
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Sarah & Lynn, I apologize that this endeavor may have been a distraction from your larger tasks at hand, and appreciate 
your time 

Randall Koch, Chair 
Neskowin CAC 

On Feb 22, 2023, at 3:31 PM, Hillary Gibson <hillary.gibson@me.com> wrote: 

NCAC Officers & County, 
Dave -Thank you for providing an updated version of the analysis authored by the officers- it is a step 
closer to being accurate, but not quite there yet. I received many questions last week about the NCAC 
STR committee's role in the alternative analysis, and for that reason and as requested roughly no less 
than a dozen times prior to today by various committee members, I would like to again request that the 
report list the officers names as the authors - it is still not clear that the officers wrote the actual report, 
and I do not want it further confused with the committee's work. 

Additionally, since 92% of the participants voted and the poll did not provide an 'abstain' option it is 
reasonable to deduce the following percentages from NCAC members present at recent meeting for 
vote: 
52% aye 
40% nay 
8% abstain 

I'd like to respond to Randall's assertion that the STR committee omitted a question in our survey 
results: "Our analysis was based on the only question the subcommittee decided not to use in 
the analysis." Please note that all questions were included in our analysis, and the question at hand is 
listed as #1 on the survey slides showing the data resulting from those responses for that question. The 
additional analysis was a choice of the officers, but it was not required. The data is welcome to be 
shared, we simply ask it be shared with the names of the authors (officers) for full transparency. This is 
different from saying "Prepared at the request of.. .. " as it's still not clear who compiled the actual data 
for this analysis and it has been continually confused with our committee's work. 

I'd like to challenge the suggestion from Randall that if anyone has a concern they are welcome to bring 
it to him - I've heard from an increasing number of community members who do not feel comfortable 
approaching the NCAC due to their repeated pattern of dismissing concerns. I respectfully mentioned 
concerns at the most recent public meeting which were referred to by the Chair as "nonsense" and 
"unsubstantiated" with instructions "to be disregarded" twice instead of simply noting the concerns or 
opening the topic for discussion. Randall's last email also referred to Roger's response requesting what 
was agreed upon at the meeting as not "legitimate" which is unacceptable from anyone in a position to 
facilitate communication. 

There appears to be an extensive pattern of the NCAC not following proper process or procedures for 
the past several years: 

• No bylaws committee to keep things in check 
• Terms of elected officers are out of balance due to not being staggered in accordance with the 

bylaws 
• Community has received conflicting information concerning the terms of current officers 
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• No nominations committee appointed at the Feb NCAC meeting as required by bylaws four 
months before an election 

• Community Plan "Volunteer Team" somehow morphed into a "Committee" without 
appointment nor balanced representation 

• Incorrect versions of bylaws 

Those are just a few examples of ongoing concerns. I understand everyone is a volunteer, but when 
roles are to facilitate communication with the community on important topics it is important to follow 
the procedures in place, or reach out to the county for help in accomplishing the goals of the NCAC. 

Sarah & Lynn, I apologize that this endeavor may have been a distraction from larger tasks at hand, and 
appreciate your time as always. 

Thank you, 
Hillary 

On Feb 22, 2023, at 2:18 PM, <dbenneth@comcast.net> <dbenneth@comcast.net> 
wrote: 

Sarah and Lynn 
Please see attached a resubmission of information I sent to you Monday of last week on 
behalf of the Neskowin CAC that was incomplete. 
If you have questions or concerns, please let me know. 
Thank you! 
Dave Benneth 
541-401-3157 

<Resubmission of NCAC Survey Results to County on February 22, 2023.pdf> 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Friday, March 3, 2023 8:54 AM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: STR Comments 

From: Gary Chin <gary_chin@icloud.com> 
Sent: Thursday, March 2, 2023 8:21 PM 
To: Public Comments <publiccomments@co.tillamook.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.] 

Hello Tillamook Country Dept of Community Development, 
I'm a full time Neakahnie (NKN) resident and have a few thoughts on the Tillamook County STR Ordinance Draft 1-9-
2023: 

First of all, thank you for the hard work that must have gone into drafting this ordinance. This is a big step forward on a 
complex topic. 

I fully support the idea of STR Registration Certificates that are capped in total number, but I didn't see what the 
established cap number was? I would be interested in hearing how the cap is determined. In adjacent Manzanita, I 
believe the cap is somewhere around 17% of the total number of houses, so I think that would be reasonable for 
Neahkanie as well and would align the two adjacent communities. I would not want to see a higher cap in Neahkanie 
that could have the effect of making NKN into the local/Manzanita "rental area." 

As a neighborhood resident that is pretty close to an existing STR, I can attest to the change in the character of the 
street/neighborhood when the STR house is full. Having said that, it's not always bad. It really depends on the renters. 
So I also support Density Limitation, but don't agree that they should only apply "in locations outside unincorporated 
community boundaries." I agree that density limitation doesn't make sense in cities, but unincorporated communities 
are probably more impacted by STRs than areas outside of unincorporated community boundaries, so I feel that density 
limits must apply there as well. 

Respectfully, 
Gary Chin 

1 

3651 of 5195



L nn Tone 

From: Public Comments 
Sent: Friday, March 3, 2023 8:54 AM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Proposed STR regulation changes 

From: KEVIN HENNE <khenne3@comcast.net> 
Sent: Thursday, March 2, 2023 7:40 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Proposed STR regulation changes 

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

To whom it may concern, 

My husband and I own a home in unincorporated Tillamook county . We have been visiting this 
community regularly for 20years before we were lucky enough to purchase a place of our own. We 
have many happy memories there and look forward to retiring in the near future and spending more 
time there .. We do STR with our home to help defer expenses. Our 1910 home does not meet the 
proposed regulations of closets and bedroom sizes. We don't have a built in closet in the entire 
house and the bedrooms are very small. There are armoirs and dressers which is plenty for 
vacationers. I don't see how this should affect people renting our home. We have never had 
complaints about our home and employ a local management company that is available when needed. 
If we cannot continue doing STR we will not sell or rent long term as we love to visit monthly. We will 
stop the local lawn service, garbage service, and local management including the maid service. We 
will also be deferring maintenance. Our home will no longer get be the tidy, well kept place it 
currently is. All of this lost revenue for our little town because we don't have built in closets. We have 
talked with several other STR owners and we are not alone. I understand the lack of housing 
frustration, but this is not the answer. Has anyone talked about where all the money from STRs is 
going? Is any of it being used for providing vouchers for low income housing? That is what these 
towns need. The price to rent or buy some of the current STRs will be out of reach for those that 
need it. The loss of revenue for these towns will do much more harm than good. 

Please consider eliminating the closet and bedroom size regulations. 

Debra and Kevin Henne 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

-----Original Message-----

Public Comments 
Friday, March 3, 2023 8:54 AM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: please restrict STRs! 

From: Cliff Lehman <cliff1ehman224@gmail.com> 
Sent: Thursday, March 2, 2023 6:14 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: please restrict STRs! 

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

Hello, 

I am the owner of a duplex in Neahkahnie. We have one unit on the STR market and the other for ourselves. 

We support new limitations on STRs. When we are able to, we will be trying to transition the STR unit to longterm 
rental. We believe it's the best interest of the community to limit the number of STRs in our community and encourage 
the develpment of more longterm housing. 

Thank you, 

Cliff Lehman 

503-544-7610 
37320 2nd St. 
Neahkahnie 

1 

3653 of 5195



L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Tuesday, February 28, 2023 3:18 PM 
Lynn Tone; Sarah Absher 
FW: EXTERNAL: Tillamook County Violating Public Information Laws and board 
members colluding behind closed doors 

This was sent to the commissioners and county counsel already, FYI 

-----Original Message-----
From: Chris <chrismariebinge@gmail.com> 
Sent: Monday, February 27, 2023 2:45 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Tillamook County Violating Public Information Laws and board members colluding behind closed 
doors 

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

It was brought to my attention that Dan Kearns has been meeting with Tillamook County staff and board members off 
the public record and behind closed doors. This is a direct violation of the laws governing public information and the 
public's right to information. I was told Dan Kearns would be brought on to provide advice during the public discussions 
taking place on STRs with the str advisory group and the board members. It appears private conversations and meetings 
have taken place with Mr Kearns outside of the public eye, under the guise of attorney client privilege. Mr Joel Stevens 
is withholding emails and communication with Mr Kearns to public officials. The board members should not have an 
attorney outside of the public eye to privately collude and have discussions outside of public meetings. This is 
corruption at its finest. By the time the board members vote on any changes, they will have had several private, 
biased, and undisclosed public conversations. Board members are not even allowed to reply to emails where they are 
ALL addressed by replying all as to not sway another's opinion. This is also in place to protect the public from 
government officials colluding behind closed doors. Tillamook County, Joel Stevens, and the board ,owe us -all an 
explanation for their corrupt behavior. 

Christine Binge 

1 
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Hello Short Term Rental Advisory Committee, 

We know you are getting a lot of comments, so here is a brief outline of our submission: 
I. We are native Oregonians with a growing love for Neskowin (see picture below). 
2. We support STR rules regarding signs, noise, garbage, parking. 
3. We support achieving a community balance, but not by revoking existing licenses. 

I. We are native Oregonians with a growing love for Neskowin. We are four native 
Oregonians (two brothers and their wives) that have always shared a love for the coast, 
especially its smaller communities. We were absolutely thrilled to have an opportunity to make 
our dream vacation home a reality. While we have a goal of using the home as much as we 
can (and developing long-lasting memories with the seven Oregonian children we are 
collectively raising!), we operate as a short-term rental to make that dream a reality. We would 
be unable to keep this perfect family vacation home without opening it to other guests when we 
are not using the home. It was important to us to find a locally-based rental management 
company with someone on-call in both Neskowin and Lincoln City. We believe our 
management company has both our interests in mind and those of the community we joined. 
We are very supportive of maintaining the important balance between responsible visitors and 
full-time residents. We intentionally market and rent to families (and as long as they treat our 
home and neighborhood very well, we hope to attract the same guests year after year). One of 
the many reasons we love Neskowin is that it's peaceful and family-oriented. We want to 
contribute to that culture. Our appreciation for Neskowin grows with every visit and we are 
thrilled that our children will grow up with memories of hiking Proposal rock, visiting the Ghost 
Forest at all tide levels, exploring the caves at low tides, hiking in Sitka Sedge, golfing when 
Neskowin Beach Golf Course dries up or clamming in the Netarts Bay mud in negative tides. 
Some comments have assumed that the majority of STR owners/operators either have no local 
connection to the community or are only financially motivated, so we wanted the chance to 
proudly add our background to the list of folks for which neither of those are true. 

2. We support reasonable STR rules. We are supportive of the initiative to update STR rules as 
we are empathetic to the frustration shown by many in the Tillamook County communities from 
both 1) residents who have had negative experiences with STR owners/operators, and 2) 
responsible STR owners/operators who might ultimately be negatively impacted because 
fellow STR owners/operators are not respecting the communities in which they operate. This is 
much more than a financial investment for us and we hold ourselves accountable as good 
neighborhood and community members (and the STR requirements should be the baseline for 
that accountability in our humble opinion). We acknowledge there will be many opinions on 
what the best set of rules should be and will require many compromises (including a final set of 
rules that very few will 100% agree on). We encourage the Committee to heed Gus Meyer's 
comments from the February 2023 meeting to "avoid overlap" and focus on clear rules that 
address the primary problems of clear signage, noise, garbage and parking. No one benefits 
from overlapping or vague rules intended to address these core problems indirectly, neither 
owners/operators seeking to comply with the rules nor county officials that will be drawn into 
unnecessary complexities, appeals or legal challenges. Almost every rule is focused on these 
core issues, and we believe little additional regulation is necessary if reasonable limits were 
placed on the following: 

• Signs: Guests, neighbors and others should be able to identify and contact the manager of 
a short-term rental. We recommend against complicating a sign with too much information 
to prevent eyesores or complex, custom printings - but it certainly makes sense to have 
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effective signs at short-term rentals. If neighbors know who to call then it helps with 
enforcement of other restrictions (e.g., noise, garbage and parking). 

• Noise: Guests at short-term rentals should respect the community they are visiting, which 
includes keeping noise levels down at night. A reasonable noise policy combined with clear 
signage will help Tillamook County quickly identify irresponsible owner/operators. Complex 
rules that are aimed at addressing noise (like event permits for birthday parties or daytime 
occupancy limits) unnecessarily "overlap" with addressing noise as Gus Meyer explained. 
For example: would we need a permit to use our home with our two families as a "reunion" 
or "birthday party" and, if so, does that now give us permission to make more noise or park 
more vehicles? We recommend staying focused on the problems of noise and parking 
instead of trying to back our way into the problem through other means. 

• Garbage: We operate a large home that is perfect for two families, which is why we love it. 
We do generate more garbage than full-time residents because people are bringing food 
and making big family meals. We rely on a trash shed with two large cans and our 
management company calls for an extra pickup (at our expense) when it is needed. When 
we learned our shed was not strong enough to resist a determined bear, we invested in two 
excellent bear proof cans. We also have a recycling station in our garage that limits trash 
and encourages recycling of common items. Operators need adequate solutions for their 
trash. And if additional pickups are required, then there should be a fee for that service. 

• Parking: STRs that do not responsibly limit parking cause huge frustrations for their 
neighbors and communities. We support solving this by ensuring STRs have provided 
adequate parking for their maximum occupancy, that they notify their guests and that they 
enforce any guest violations. We hope to avoid complex·limitations (e.g., event permits or 
daytime occupancy limits) that are primarily intended to address the problem of parking. 

3. We support maintaining a community balance by limiting new STR licenses. Tillamook 
County is filled with incredible natural beauty. We have spent our lives vacationing on the 
Oregon Coast and we believe the visitors that spend money in Tillamook county as a vacation 
destination benefit the community. While we believe the beauty of Tillamook's public land is a 
treasure for all Oregonians, we certainly understand that a balance of seasonal visitors and 
full-time residents is important for those that have chosen to live in the county year-round. We 
also believe that desired balance may be different by community based on history, culture or 
existing development plans. Whether that balance is defined by percentage of homes (this 
makes more sense to us) o.r by minimum operating distance (this seems harder to define or 
enforce), we believe that balance must be achieved over time by slowing the issuance of new 
STR licenses. We were surprised and disappointed to see the current draft language suggest 
we could lose our STR license in five years even though we intend to continue operating 
legally and responsibly. Revoking licenses without cause will draw legal challenges, introduce 
high-stakes decisions on who keeps their license, force second-homes to be sold and reduce 
property values for current owners/operators. We ask the committee to focus on where we 
have common ground that undoubtedly improves our community. This includes defining a 
reasonable balance for communities within Tillamook County and working towards that balance 
over time, but hopefully we can avoid the distractions that will be caused by pursuing 
revocations of existing licenses for responsible owners/operators. 

The task before you is a challenging one with many highly-charged opinions. Thank you for 
considering our thoughts above and for your investment in developing the best collective path forward 
for all stakeholders. We plan to visit our Neskowin home for decades to come and we appreciate your 
service to that community. 
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Respectfully submitted, 
Jill, Elizabeth, Gabe, and Joel Willard 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Monday, February 27, 2023 9:52 AM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Please Support STRs & Tourism in our Coastal Communities with 
Balanced Regulations - Do Not Repeal Ordinance #84 

From: Adena Grundy <adenagrundy@yahoo.com> 
Sent: Sunday, February 26, 2023 5:38 AM 
To: Public Comments <publiccomments@co.tillamook.or.us> 

Subject: EXTERNAL: Please Support STRs & Tourism in our Coastal Communities with Balanced Regulations - Do Not 
Repeal 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.] 

Tillamook Board of County Commissioners & STR Advisory Committee, 

In this time of rising inflation and house sales going down due to mortgage rates continually 
increasing, placing major limitations on rentals is an elitist attitude. I have worked very hard and 
come from poverty, now after I have invested in a property that I use myself but subsidize the ability 
to own a second property near the beach by renting. Meaning I use the property in the off 
season. Not being allowed to rent will only force me to sell during a downturn in the economy, but 
perhaps that is your plan. Regentrification is poor's man's relocation, at whatever level. Sorry we 
cannot all be wealthy second homeowners, plus you will be impacting the cleaning personnel, and 
other low-income wage earners that rely on rentals. There are other ways to enforce restrictions for 
starters how about creating a rule for no alcohol and marijuana consumption on beaches and levy 
fines, certainly that would cut down on riffraff and generate income. This is just another blow to the 
middle class. 

V/r 
Concerned Property Owner 

1 
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Sarah Absher, CFM Director February 25, 2023 
Tillamook County Department of Community Development 
1501-B Third Street 
Tillamook, Oregon 97141 

RE: Public Comments on Proposed Short Term Rental Permit Ordinance Changes 

33580 Madrona St, Pacific City, TL# 4S1124AD1300 

Dear Ms. Absher, 

Please accept this letter as comments on proposed changes to the Tillamook County Short Term Rental (STR) 

Permit process through recent proposed ordinance changes. Our comments pertain to the Draft Ordinance 

84 Revisions dated 1/9/23 from the CFM Director to Short-Term Rental Advisory Committee. We ask that 

this letter be included in the public record of comments pertaining to proposed changes to STR regulations. 

We are property owners of a dwelling located at 33580 Madrona St., Pacific City Oregon (TL# 4S1124AD1300) 

which is located one block east of the ocean and two blocks south of the Pelican Pub and Cape Kiwanda. 

Attached is a copy of the county tax assessor maps with our property highlighted as reference. We have 

owned the property since 1992 (30+ years). When we purchased the property as vacant land, dory boats and 

firewood were stored on the property and property to the south of Webb's 1'1 Addition was vacant with 

abundant deer and wildlife. At that time, the vast majority of homes in our neighborhood were vacation 

homes with few permanent residents except Sam Sakamoto and Lauren Parks who were both retired and 

dory fished. Our neighbor across the street, Mr. Sakamoto who has since passed, was a teacher in the 

Portland area who supplemented his income by dory fishing during summers and later retired to Pacific City. 

We purchased the property before the Nestucca Ridge, Shorepine Village, Dory Pointe developments existed, 

but even at that time the community was primarily a vacation community with a small dory fishery economy. 

We camped on the property until the dwelling was built in 2000 by a local builder with materials supplied by 

local businesses and local Tillamook County residents were employed constructing the dwelling. Since the 

dwelling was built, we continue to purchase goods and services from local Tillamook County business and a 

local business, Kiwanda Coastal Properties, manages the dwelling for us. We have a STR permit for the 

property, have participated in the STR permit program since its inception around 2010 and rented our 

dwelling for short term use since it was built to help pay costs. Currently we occupy the dwelling about 9 

months of the year and make it available for short term rental approximately 3 months per year. My wife 

and I both work for a living. We are not wealthy and cannot support a second home on the Oregon Coast 

without some income generated from short term rental of the property to help pay a portion of the cost of 

ownership. That certainly was true in 2000 when we built the house for a fraction of the cost that houses are 

being sold today or the current cost to build and continues to be true with inflation driving up the cost of 

everything. Like many other property owners with STR permits, short term rental income primarily helps us 

cover the cost of property taxes, insurance and provides some support for utilities and maintenance of the 

dwelling. We suppose some with STR permits make a yearly profit, but we suspect most like us are just 

covering a portion of the cost of owning a home on the coast. We are grateful for the opportunity to be part 

of the Pacific City and Tillamook County communities and are thankful for the people that rent our house 

each year so we can continue to own it and enjoy our time in Tillamook County. We and our three children 
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have spent many days in our house in Pacific City. We have shared our home with hundreds of thankful 

families and individuals as a short-term renters over the years, paid many tens of thousands of dollars in tax 

revenue to Tillamook County as property taxes and transient lodging taxes. 

We would like to make both general comments about proposed STR permit changes and specific comments 

concerning STR permits in our neighborhood in Pacific City. 

GENERAL COMMENTS 

While we understand and support concerns about housing for permanent residents and other issues, we also 

believe there needs to be a balance between those concerns and short-term rentals which provide a 

significant local economy and source of revenue that supports and enables many locals to reside in Tillamook 

County since the economic fabric of the county has changed over the years from primarily a natural resource 

based economy to one with a greater reliance on tourism. In reviewing recent proposals to the STR we feel 

that while many standards make sense, some do not. We believe the final ordinance needs to strike a fair 

balance between resident/neighborhood concerns and property owner rights. 

Our primary concern is the lack of specific standards that Tillamook County must meet concerning revocation 

of STR permits, yet there are very detailed specific standards for property owners to meet to obtain and 

maintain a STR permit. In other words, according to the recent proposal if it is adopted, Tillamook County 

apparently can cancel or revoke an STR permit on the basis of complaints whether they are true or not and 

the County can also simply revoke a permit in order to meet a goal the County sets for the number of STR's in 

a community with little regard to a property owner's right to contest or resolve a complaint or protection for 

a property owner who's entire ownership is based upon the assumption that their STR permit will continue as 

long as they meet conditions of the permit. Section 0.040.C, Cap on Number of STR .... , basically says the 

County can revoke a STR permit without cause simply to meet an arbitrary cap on STR's they alone 

determine. There is no discussion within the proposal about how the County will make the decision on who's 

STR permit will be revoked in order to meet the cap. That is a big issue for property owners with STR permits. 

Will a property owner have to know the right person at the County or donate to the right cause to avoid 

having their STR permit revoked to meet a cap? I'm being facetious of course, but I think you get my point 

that the process for the County to revoke a STR permit should not be arbitrary or random, it should be clearly 

defined. There needs to be standards and a process established for the County to meet to be able to revoke 

STR permits from folks that have held them for a long time, have always met permit conditions and are 

counting on that income to be able to afford their property. It seems to us that there is a partnership here, 

with STR's being a driver of significant economic activity that benefits many county residents and businesses. 

STR owners need ·certainty that their permit will not be revoked at a whim by the County without cause and 

local businesses need the income STR's provide. Changes to the STR permit program as proposed eliminate 

the certainty STR property owners need. To achieve the same economic benefit that STR's currently provide, 

the alternative is building a lot more motels, hotels, campgrounds etc. in county coastal communities. Is that 

what people want? Development more like Lincoln City with motels along a strip instead of communities 

primarily composed of homes, because that will need to be built in order to provide the same economic 

benefit STR's provide if the numbers are significantly reduced. If the long term goal of the County is to limit 
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the number of STR's with caps, then the fairest way to do that is over time through attrition as existing 

permits are not renewed or revoked for cause such as a violation of the permit. It is unfair to create a cap 

and through some undefined hidden arbitrary process cancel STR permits. 

Concerning caps, we understand that folks don't want STR's allowed everywhere and we are sympathetic. 

But we also don't believe applying percentage caps and density limitations for STR's is the best way to deal 

with the issue. Instead, we think an overlay zone should be created that identify where STR's are allowed 

and outside the overlay zone, STRs are not allowed. We will discuss our complaint against caps and density 

limitations and the overlay zone concept in the specific comment section below.· 

We also have a concern over the lack of a definition of "unresolved complaint" or "resolved complaint". 

What is an unresolved complaint and who determines that a complaint is resolved? Someone may make a 

complaint that is real and true, but someone may also make a fake and bogus complaint or a series of 

complaints simply because a neighbor doesn't like STR's and doesn't want them on his/her street. Who 

determines that a complaint is valid? How does a property owners resolve a complaint that is bogus? Who 

makes the determination that a complaint, either real or bogus, has been resolved? Does the person who 

complained or the property owner who is responding to a complaint determine the complaint was resolved? 

There needs to be a clear process identified for resolving complaints that gives equal weight to the person 

complaining and property owner for resolution. Otherwise, how does the property owner question or 

contest a complaint that may be bogus or resolve the complaint if it is valid? Obviously, the STR property 

owner doesn't want complaints, but we also don't have as much control over short term renters as we would 

like, significant less than an owner has over long term renters because by the time we hear about a complaint 

it is likely the individuals are gone. How does the STR property owner resolve that? 

Another concern is sections 0.080.F and 0.080.G; Noise and Quiet Hours-Operational Requirements and 

Standards for Short Term Rentals because these sections lack specific standards. These two sections do not 

have any measurable standard for noise which is a problem because what are we supposed to tell our STR 

renter, don't make any sounds? Rather than setting a decibel standard, the sections say that any sound 

audible beyond the property line is a violation. Any sound. How is it possible to stop all sounds at the 

property line and does it even matter if the decibel level is below a reasonable level? Does a renter talking 

while sitting on the deck after 10pm violate the noise and quite hours sections because they can be heard 

beyond the property line when the property line is just a few feet away even if they aren't talking loudly? If 

noise is a problem with STR's than its also problem with owner occupied, long term rentals, time shares, 

motels, hotels etc. Why should STR's have a noise standard that isn't measurable, yet no other dwellings, 

hotels, motels etc., no one who owns property in the county has a noise standard they are required to meet? 

We are told that the County does not have a noise ordinance. If noise is a problem, the County should have a 

noise ordinance with specifics on time and decibel levels that all people should meet including STR renters, 

long term renters, property owners, time shares, hotels, motels, businesses etc. and the ordinance should be 

enforced uniformly. We have no problem with reasonable noise standards, but they should be applied 

equally to everyone within the County. STR's shouldn't have special or different standards on noise than 

everyone else. That isn't fair or reasonable. 

Using the noise provisions as an example, how does a property owner with a STR resolve a noise complaint? 

In other words, if a neighbor complains about noise to the County Planning Department, but no one was 
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called or if called no one (sheriff?) shows up to see if there is a problem during the offending time and no 

noise ordinance was documented to have been violated, then how does the STR property owner determine 

whether the complaint was valid or resolve the complaint? With the current language in 0.080.F, 0.080.G it 

seems that someone who wants to get rid of an STR for whatever reason can use the vagueness of the noise 

provision, make repeated complaints about noise and there is nothing a STR property owner can do to 

resolve things or even figure out if the complaint is legit or bogus. 

Section 0.040.D specifies that there will be no new STR permits issued if there is an existing valid STR permit 

within 250 feet of the applicant's property. This provision might make sense in some neighborhoods or in 

rural areas in the County but it makes no sense in our specific neighborhood in Pacific City and likely doesn't 

make sense across the whole Pacific City community. A blanket provision like this, a one size fits all approach 

to STR's Countywide, in our opinion simply doesn't make sense and is not warranted. 

We are aware that the number of STR complaints are incredibly few according to the County's own records. 

We are told that the number of STR complaints average around 10 or less each year. That is amazing since 

there are something in the order of 1,400 STR permits and most STR's are quite busy during the peak summer 

season of around 8 to 10 weeks. If there are so few complaints according to the County, then either there 

isn't a problem, or the vast majority of issues that come up are resolved effectively by property owners and 

property managers. If there are so few complaints recorded, then why is the County in the process of limiting 

STR's at all? By anyone's measure 10 complaints against 1,400 STR permits shows there clearly isn't a 

problem with STR's on any significant level and major changes to the STR program is not warranted. If there 

are repeated complaints in a particular neighborhood or on a particular STR, then the County should provide 

enforcement against those few bad apples, not make major changes to the STR program as a whole. 

Concerning STR permit annual renewals, the STR ordinance should specify that if a property has a STR permit, 

the permit will automatically renew annually if permit conditions from the previous year were met and 

current STR requirements are met. It is not right or fair that property owners who obtains a STR's will not 

know from year to year whether their permit will be renewed especially when they are not notified until 

February or March (currently) which is after bookings for the year have begun. 

We think STR's are being singled out and blamed for a lot of things. We think the things people complain 

about at STR's also occur at family vacation homes, time shares and long term rentals that are not STR's, yet 

no one is proposing to regulate them and require they meet and prove they are meeting various provisions; 

parking, number of people (maximum occupancy), noise, quiet hours etc. Why should the ability of an owner 

to rent property on a short term basis be restricted greater than for a property owner who rents their 

property long term or for time shares solely due to complaints? If the County doesn't prohibit a property 

owner from renting their property long term or time shares on the basis of any standards or due to 

complaints, then how is it right and fair to prohibit a property owner from the ability to rent on a short term 

basis on the basis of complaints (real or bogus)? What we are saying is, if the County requires property 

owners to have short term rental permits, then the County should also require time shares and property 

owners with long term rentals to have permits and the permits should be required to meet the same 

standards and have the ability for their permits to be revoked under the same standards. After all the issue is 

impact on neighbors. It doesn't matter who causes the impact, just that the impact stops. The only 

difference should be the definition of short and long term rentals and time shares which would restrict where 
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in the county and in which neighborhoods STR's should be allowed. Why should STR's have to 1) Provide 

proof of liability insurance, 2) Provide garbage service, 3) Provide proof of access, 4) Provide notice to 

neighbors, 5) Comply with operation standards, 6) Execute an Indemnification and Hold Harmless Agreement 

protecting the County, 7) Meet noise rules, 8) Be subject to inspections, 9) Pay a registration fee, 10) Meet 

parking standards, 11) Have a maximum occupancy, 12) Meet quiet hours, 13) Be in compliance with zoning, 

14) Meet fire and life safety standards, 15) Have a contact person available within 20 minutes of the 

property, 16) Post signs and the certificate, 17) Meet good neighbor policy and guidelines, yet long term 

rentals and time shares don't have to meet any of those things? Don't get us wrong, we have no problem 

with the county having a STR program, no problem meeting our STR permit conditions and have fully 

complied since the program began. But, from our perspective livability issues are a concern for all dwelling 

types. A rental is a rental is a rental whether it is long term or short term. Short term use is short term use is 

short term use whether it is a family vacation home, time share or STR. From our experience, there isn't any 

practical difference in terms of neighborhood impact. All can have issues. All can work fine. It depends upon 

the dwelling occupants. If STR regulations exist to protect the health, safety, welfare and livability of 

Tillamook County neighborhoods, then why aren't long term rentals, time shares and vacation homes 

regulated in a similar manner? We don't see a difference between STR's, long term rentals, time shares and 

vacation homes in terms of health, safety, welfare and livability issues. We wonder why short term rentals 

are being singled out and asked to meet standards that long term rentals, time shares and vacation homes 

don't have to meet? Why are there no standards or permits required for long term rentals, time shares and 

vacation homes? How is that fair? 

SPECIFIC COMMENTS CONCERNING STR'S IN OUR PACIFIC CITY NEIGHBORHOOD and PROPOSED 

CAP/DENSITY LIMITATIONS 

Concerning caps and density limitations of STR's in communities and neighborhoods, we would like to talk 

about Pacific City and in particular our neighborhood. Our property, 33580 Madrona St (TL# 4S1124AD1300) 

is in Webb's 1st Addition in Pacific City, located about 2 ½ blocks south of Pelican Pub and the parking area at 

Cape Kiwanda, west of Cape Kiwanda Road, located between the road and ocean. 

Pacific City wouldn't exist if it wasn't for tourism. While the Dory fishery is a great thing, it has never been a 

large enough economy within itself to support the town. Pacific City has always been a vacation tourist town, 

at least for the past 70 years. We have owned our property for 30+ years and during that entire time, the 

town is mostly vacant mid-week and busy on weekends. As the town became discovered, largely after the 

Nestucca Ridge development was built, the mid-week population has increased and today it feels more like a 

town mid-week than it used to, but still the numbers of people mid-week compared to weekends are not 

comparable. When we purchased our property in 1992, there were 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. Today, there are fewer homes 

occupied by permanent residents in the neighborhood. We know this because with the advent of remote 

work the past few years, we are here more than 50% of the time and observe how many houses are occupied 

by permanent residents and it is a tiny fraction. The percentage of homes occupied by permanent residents 

has never exceed 10% in the past 30 years in our neighborhood. Our neighborhood has always been a 
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vacation home and short term rental neighborhood. Given that history, and our location (easy walking 

distance to the ocean, pub and Cape Kiwanda), then why should there be any restriction on STR's in our 

neighborhood? Why should there be a 250 foot buffer around every STR in our neighborhood? We don't 

believe there should be. If there is anywhere in Tillamook County and Pacific City where STR's should be 

allowed outright, it is within our neighborhood. We are opposed to any cap and density limitations on STR's 

within our neighborhood in Pacific City since virtually everyone who purchased a parcel or lot within the 

neighborhood did so with the understanding of the historic use of properties in the neighborhood (vacation, 

short term rentals), purchased their property with the expectation that historic uses would be allowed to 

continue and many purchased with the expectation that short term rental income would allow them afford 

the property. Shorepine Village sits adjacent to our neighborhood to the south. Shorepine had difficulty 

selling homes when it was originally developed due to a recession, so a significant portion of it was converted 

to a time-share property for homes that were unsold and today it still has time shares. Given our property 

location between Shorepine, a time-share property and the pub, why should our neighborhood have any cap 

on STR's? Why should Shorepine continue as a time-share, which by definition is short term occupancy, 

while our STR permit could potentially be revoked by the County in order to meet a STR cap goal set for 

Pacific City in general? Why should the County have any density limitation on STR's in this neighborhood? It 

simply doesn't make any sense within our neighborhood to limit STR's. 

Highlighting our neighborhood demonstrates why we don't believe a blanket one size fits all, cap and density 

approach to STR's across the county is the right approach. There are neighborhoods in the county like ours 

where any restriction on STR's simply doesn't make sense, but there are also neighborhoods and locations 

where there shouldn't be any STR's. We think a better way to approach the issue is to create an overlay zone 

regulating STR's that clearly shows folks; property owners, real estate people, potential land purchasers, 

renters etc., where STR's are specifically allowed and where they are not allowed. We also think an overlay 

zone is much simpler and easier way for the County to regulate STR's than cap and density. 

We ask that our concerns and issues raised about proposed STR standards that was discussed in the general 

section above be addressed. We also ask and suggest that the county focus on the creation of overlay zones 

for STR's throughout the county rather than the proposed cap and density approach. Overlay zones should 

be created through a conversation with neighborhoods and property owners, people should be given the 

opportunity to voice their opinion about whether their neighborhood should allow STR's and how many STR's 

should be allowed through the public hearing process. 

Short Term Rentals generate jobs and produce considerable tax revenue for the County (including property 

taxes based upon high property valuations due to STR's) that helps it provide services to locals as well as 

visitors. The people who stay at STR's provide a lot of income to local businesses. STR's provide considerably 

more revenue for local businesses than family vacation homes simply because they are occupied more often 

and folks on vacation in STR's spend more than those going to their weekend home. People from all around 

the country and world visit Tillamook County and stay at STR's including ours because there isn't sufficient 

.lodging otherwise available in the county. In Pacific City, STR's are a driver of the local economy. If the 

number STR's are capped severely in Pacific City, then in order to generate the same economic benefit, a 

bunch of motels and hotels will need to be built and that is exactly what we as a property owner don't want 

for our community. We like that Pacific City is primarily a community of homes and small businesses, not a 
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community with a strip type development of motels, hotels like Lincoln City, Seaside and other coastal 

communities. We want to keep the character of Pacific City as it is, yet we also like the fact that as the 

number of STR's has grown In our community we now have more restaurants, shops that are able to stay 

open year around due to the economic benefits STR's provide. We think Tillamook County should not rush to 

change STR rules, should provide sufficient time in an open process to allow competing voices to express 

ideas and concerns. STR regulations should strike a fair balance between those that don't like or want STR's, 

those that need a STR to support ownership and businesses that rely on income from STR visitors to remain 

viable. Clamping down on STR's because of complaining voices of a few in locations with specific issues and 

conditions does not necessarily warrant wholesale changes throughout the County where the same issues 

are not prevalent and residents do not have the same concerns. We think it is especially wise for TIiiamook 

County to avoid adopting regulations that kills the goose that lays the golden egg to the county and local 

economies and helps keep many businesses, communities, and the whole County thriving. It would be a 

shame for a thriving economic segment that helps diversify the whole County economy be allowe.d to be 

suppressed by regulations sought by a few highly vocal individuals. 

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

regulations. 

Regards, 

~ r 15(pl~ 
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) 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Sent from my T-Mobile 5G Device 
Get Outlook for Android 

Sarah Absher 
Monday, February 27, 2023 6:53 AM 
Lynn Tone 
Fwd: Short term rental owner. 

From: David Yamamoto <dyamamoto@co.tillamook.or.us> 
Sent: Monday, February 27, 2023 5:56:38 AM 
To: Sarah Absher <sabsher@co.tillamook.or.us> 
Subject: Fwd: EXTERNAL: [David Yamamoto] Short term rental owner. 

FYI 

David Yamamoto 
Tillamook County Commissioner 
dyamamoto@co.tillamook.or.us 
201 Laurel Avenue 
Tillamook, OR. 97141 
503.842.3403 (W) 
503.701.1235 (C) 

sent from Galaxy Tab 6 

From: Tillamook County OR <tillamookcounty-or@municodeweb.com> 
Sent: Sunday, February 26, 2023 4:53:55 PM 
To: David Yamamoto <dyamamoto@co.tillamook.or.us> 
Subject: EXTERNAL: [David Yamamoto] Short term rental owner. 

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

David Harris (gracioushawker@msn.com) sent a message using the contact form at https://www.co.tillamook.or.us/. 

My wife and I Built a home in Netarts in 2005-06 with our on hands. this home is going to be our place to retire in a few 
years as we both are 70 years old. The only way we have been able to afford our mortgage is to have it on a nightly 
rental program. If you people take this away from us our dream of living in Netarts when we are old will be lost. There 
are ways to allow these programs to continue with good rules that don't wipe us out. We have had hardly any 
complaints in the 15 years we have rented our property as we are very pro active and use our home often our selves. 
Please work for the hole population of Tillamook County not just a small group with a lot of money to influence decision 
making. That is not Tillamook County nor should it be ever. I have been coming to Tillamook and Netarts since 1980 and 
still want to continue doing so, Thank You David M. Harris 541-390-4127 

1 

3668 of 5195



L nn Tone 

From: Public Comments 
Sent: Tuesday, February 21, 2023 1:57 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Support for STR draft revisions 

From: Howard Freedman <hmfreedman44@gmail.com> 
Sent: Friday, February 17, 2023 12:52 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Support for STR draft revisions 

[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 County Commissioners and STR Advisory Committee, 

I live outside of Manzanita and am writing to let you know I vigorously support the STR draft revisions. This could be a 
game changer for residents like myself. 

I am heartened by your efforts to restore balance in residential neighborhoods like ours by putting in STR caps and 
density limits. I'm also relieved you've recommended a maximum limit on occupancy and parking. 

I know we have a ways to go yet - issues such as lack of enforcement, resource concerns (specifically, water) and 
emergency preparedness are on-going concerns - but your work reflects a real investment in community livability. 

Thank you. 

Howard M. Freedman 
9135 Windward Ln. 
Manzanita, OR 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Tuesday, February 21, 2023 1:57 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: STR Comments 

From: Michael Johnson <mjsefue@gmail.com> 
Sent: Friday, February 17, 2023 4:20 PM 
To: Public Comments <publiccomments@co.tillamook.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.] 

Hello, 

My family owns a home in Neakahnie. We have watched the neighborhood turn into a zoo of short term rentals with a 
constant stream of people changing out every two to three days. 

I've reviewed the comments that were submitted by Jacki Hinton and I support and agree with them. 

I appreciate the work being done by the county to review this issue and to develop a plan that helps to create a 
better/safer environment in our neighborhood. I support the draft ordinance that has been proposed. 

Thank you 
Michael Johnson 

1 
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NOTES FROM STR MEETING JANUARY 26, 2023 

Benefits of STRs 
69% of the TLT collected by the county is generated by Short-Term Rentals (there are 
only 748 hotel rooms in the entire county with little available land to develop for hotels) 

That 69% enables road repairs, the tourism facilities and marketing grants, Kiwanda 
Corridor Project, wayfinding, outdoor recreation accessibility, and much more 

STRs employ hundreds of people that make a living wage. In a survey done in 2020, 
average wage was between $20-$25 an hour. And many families work together in the 
STR industry, contributing to the county tax base, county infrastructure, property taxes 

Many local businesses and their employees rely on STRs for their revenue and income: 
o Real estate agents 
o Building inspectors working with real estate agents 
o Insurance companies 
o Retail - including furniture stores, shops, groceries, etc. that locals depend on 
o Restaurants and food trucks* 
o Tours, guides and transportation 
o Visitor centers - including Tillamook Creamery 
o Attractions (museums, activities) 
o Landscapers 
o Electricians 
o Security systems installers 
o Power and Window washers 
o Plumbers 
o Roofers 
o Carpet layers 
o Maintenance companies 
o Insect and rodent removal 
o Hot tub repair 

o Construction contractors (builders, remodelers, fence builders, roofers, etc.) 
o Housecleaners 
o Moving companies 
o Appliance repair 

Note: Furniture stores report 40% of sales from second homeowners; grocery stores and retail shops report 
40-60% of sales from STRs; and appliance repair store reported 46% of revenue from STRs; restaurants in 2020 
reported 60% revenue from visitors - and the local food businesses that supply restaurants, such as farms and 
fisheries report 75% of revenue is locally sold to those restaurants. 
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Concerns about the proposed STR ordinance and 
issues to consider as the STR committee continues its work 

What is the problem this ordinance is trying to solve and how does it solve it? 
1. Complaints from locals about visitors being at the coast - a vacation destination for 100 years? 
2. Lack of enforcement on problem homes? 
3. Problems with unsupervised 2nd homes, those with absentee landlords, non-permitted homes? 
4. Problems with noise, parking and trash? 
5. If someone parks illegally is a ticket issued? 
6. Making higher-valued homes available for local residents? Is this the issue or does the county 

need to work with builders that can develop affordable housing stock? 
a. Majority of STRs are higher-end homes - are they affordable to middle-class income 

families? 
b. Is the purpose to lower real estate values so that locals can buy these homes? 
c. Will lower real estate values be what local homeowners want? 
d. How will lower real estate values benefit county tax revenues? 
e. If locals invest in homes in popular beach destinations, are they excluded from turning 

them into STRs? 
f. What if investment firms buy up these former STRs? What becomes of these homes? Do 

they wait for a lawsuit to overturn the STR permit limits? 
g. Does Tillamook County risk its culture as a working class community become a rich 

person's playground? And if so, how do you protect access to beaches? 

Professional STR agencies like good rules and work hard to follow them. In 2020, when times were 
especially tough due to Covid and lack of workforce, STR agencies had an 85% compliance rate with 
the 20 -minute response rate per the STR rules. Are we now being punished with loss of business 
and more unenforceable rules for being responsive, rule-abiding agencies? 

Are current permits grandfathered in as stated? If not, why not? And if not, that could be devastating 
to a lot of businesses and employees - direct and in-direct 
Are STR agencies that work hard to 

Second homeowners who do have an STR permit held to much higher standards than full-time 
resident homes-yet problems associated with full-time homes, such as abandoned cars, many cares 
in a single driveway, old RVs, garbage piled up, are not enforced 

Lack of developable land for hotels to pick up the slack in demand - we don't want to become a 
Seaside or Lincoln City. STRs help retain a neighborhood feel -full-time STRs, now allowed in 
residential neighborhoods by the county are considered "illegal hotels" by the Oregon Restaurant 
and Lodging Association. Is this a zoning issue? 

Are the majority of second homes considered eventual retirement homes? By limiting STR permits -
or if not grandfathered in - how does this impact those families counting on moving here full-time? 
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Transient Lodging Tax {TLT} collected by Tillamook County 

2019 2020 2021 2022 
YoY YoY YoY YoY in$$ 

Ql $698,966 +17% $583,432 -17% $1,502,169 +157% $1,560,668. + $55,570 
Q2 $1,144.806 +13% $622,199 -48% $2,077,090 +233% $2,001,624 - $80,116 
Q3 $1,943,681 +11% $2,262,693 +16% $2,780,411 +20% $3,013,480. + $191,624 
Q4 $709,038 +12% $1,241,553 +75% $1,219,318 -2% $1,159,015. -$60,303 

Total $4,496,491 +13% $4,747,449 +5% $7,578,988 +60% $7,734,787 +$155,799 
TLT Collected by county: Grand Total 2014-2022: $39,989,292 

30% roads: $11,996,787 
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2019 2020 2021 2022 
Q1 $12,466,788 $13,067,909 $26,290,402 $27,666,281 (+ $1,375,156) 
Q2 $20,145,913 $14,083,178 $35,747,229 $35,374,909 (- $ 375,398) 

Q3 $34,587,676 $53,149,357 $48,470,289 $52,664,340 (+ $3,138,143) 
Q4 $12,387,260 $30,008,334 $21,643,943 $19,753,133 

Totals I $79,587,637 $110,308,778 $132,151,863 $135,458,663 
VOY: +$3,306,800 

· ts Grand Tota_l_,_ 2014- 2022: $710,824,704 
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LODGING TYPE 

MultiFamily 
3% 

Hotel 
1· 

B&B 
1% 

Singlef amiJy 
69% 
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Households in 
Tillamook County* 

Approx. 19,000 

* Portland State 
University study, 
2019 

Short Term 
Vacation Rentals** 

1,812 permits 

(from a total of 7,600 
2nd homes in county) 

Hotel rooms** B&B Rooms** 

782 35 

Campsites** 

1,232 tent sites 

1,221 RV sites 

**Tillamook Count y 
Community Development 
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STR Gross Rental Income Per Year 

2019 2020 2021 

Average $26,784 $28,497 $46,767 

Maximum $23,120 $273,349 $389,872 

Median $22,001 $24,112 $40,538 

STR Income Levels per Unit 

2019 2020 2021 

>$200,000 3 3 16 

>$150,000 5 5 28 

>$100,000 24 59 142 

>$50,000 177 222 542 

>$25,000 523 578 500 

>0 - $25,000 799 721 378 

0 (not renting) 158 195 206 

Total STRs 1,707 1,783 1,8121 
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By Location j 2021 I 
(Rounded to nearest dollar) 

Quarter 
Location 2021 Ql 2021 Q2 2021 Q3 2021Q4 Grand Total -
Manzanita, Nehalem, Wheeler 20,196 34,689 58,239 23,984 137,108 

Rockaway Beach 17,729 32,891 59,511 20,544 130,674 

Tillamook, Bay City, Garibaldi 9,457 18,466 28,897 13,865 70,685 

Uninc - Cloverdale 27,036 48,747 73,670 26,660 176,113 

Uninc - Garibaldi 27,337 37,690 24,358 6,124 95,508 

Uninc - Manzanita 65,152 137,906 240,576 92,300 535,935 

Uninc - Neskowin 57,094 109,662 208,663 72,638 448,056 

Uninc - Oceanside 94,544 170,420 286,187 100,536 651,687 

Uninc - Pacific City 284,722 516,682 815,540 290,394 1,907,338 

Uninc - Rockaway Beach 40,370 71,366 147,970 50,702 310,408 

Uninc - Tillamook 18,469 46,691 71,173 19,120 155,452 

Various - Online 840,308 850,284 763,137 467,672 2,921,401 -
Grand Total 1,502,414 2,075,493 2,777,921 1,184,538 7,540,366 
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By Lodging Type [ 2021 

. Quarter 

Lodging Type 2021Ql ~0~l_Q!_ 2021 Q3 2021 Q4 Grand Total - -
B&B 6,889 14,288 21,302 9,614 52,092 

Hotel 195,664 330,882 491,597 224,635 1,242,777 
Multifamily 35,108 63,348 99,412 35,598 233,466 
RV/Camp 105,115 230,715 305,090 71,603 712,523 

SingleFamily - 1!159,640 1!436,259 1,860,S~ . 843,089 5,299,507 

Grand Total 1,502,414 2,075,493 2,777,921 1,184,538 7,540,366 
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Prior to 2003 After 2003 January 1, 2014 

Room tax goes to Any rise in room tax subject to County implements 10% transient 
general budget state law of 70/30 split lodging tax; cities raise their tax to 9% 

4% original lodging tax* 4% origina l lodging tax* 4% original lodging tax* 

All lodging tax goes to a Continues to go to city's general fund Continues to go to city's general fund 

city's general fund -
most cities in Tillamook Cities: Any increase after 2003 Cities: Any increase after 2003 

County had a room tax subject to 70/30 split: subject to 70/30 split: 

in place by the 1990s 30% goes to general budget 30% goes to general budget 

70% tourism facilities and/or promotions 70% tourism facilities and/or promotions 

1/10th of 10% total room tax to county 

State adds 1.0% state tax, 
goes to Travel Oregon Unincorporated: full 10% to county 

All county TLT collections: 70/30 spli t. 
30% to roads; 70% tourism facilities 
and/or promotions 

*example 
1.5% state increase - Travel Oregon 
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Grants Investments Sponsorships (TCVA) 

Facilities and Capacity Building Community events and programs 
marketing grants (examples) (examples) 

$6.5 million in tourism $5+ million $100,000 

facilities grants to 

agencies and nonprofits • Jenson Property in Pacific City • Chamber events 

• Development plans for Jenson 
$1,000,000 in • Off-season community events 

marketing grants to • Salmon berry Trail 

nonprofits and tourism • Scholarships for industry 

businesses 
• Tsunami, safety and training 

emergency access 

• Parking, trash management, 
bathrooms in peak season 

• Fairgrounds improvements 

• Pioneer Museum 
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Dock 

Restrooms 
and kiosk 

• 
Port of Garibaldi 
$204,000 

Event tent 
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~ 
• 

$138,000 on digital message 
signs at fire districts and ports 

I 
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Oceanside Community 

Club roof and parking 
lot repair 

$113,000 

' 

Oceanside Beach Access 

$75,000 
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Renovation and new seating in NCRD 
performing arts center 

,, 

ADA bathroom and lobby 
remodel at NCRD 

$153,000 

i~i 
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Cape Kiwanda 
beach access 
$132,659 

Kiwanda 
Corridor 

Project 
$3,600,000-

purchase of 
Jensen 

property and 
planning 

Additional 
$4 million to 

develop 
parking on 

Jenson 
property 
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Nestucca Valley Skate Park 
$225,000 - --

., 

{ 

..... 
~ 
~ 

Tillamook Skate Park 

$31,450 
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Benefits of 
local STR 

• agencies 

Can respond quickly to issues - 85% compliance in the 20-minute 
response rule 

Local agencies have hundreds of employees, well paid, often with benefits 

Local agencies are part of the community 

Local agencies support local businesses, such as landscapers, painters, 
electricians, plumbers, etc. 

Local agencies are generous with community requests - donations, 
auction items, sponsorships 

Vast majority of "nuisance calls" are not STRs and/or not locally managed 
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L nn Tone 

From: 
Sent: 
To: 
Cc: 
Subject: 

Sara, 

Chris <chrismariebinge@gmail.com> 
Thursday, February 16, 2023 7:19 AM 
Sarah Absher 
Lynn Tone 
Re: Information Needed 

Thank you for the quick response and for the explanation. I am hoping the 250ft rule does not apply to my home, 
located in unincorporated Manzanita. I am active in the community and know all my surrounding neighbors. All of them 
are supportive of strs and we work very well together. Not 
a single complaint. We enjoy sharing our beautiful place with other families. 

I spoke to the Bend str director and she said when the enacted the 250ft rule non of the current owners lost their 
permits. She said it was only for new applicants. Same with the new 500ft rule. No one will lose their permit. It's only 
for new applicants. It seems they were fair and legal with this approach. 

Hoping to be able to work together to find a solution for all. I feel like ordinance 84 was well written. It just needed 
some help enforcing or coming up with solutions in very specific areas. I know most all strs owners would be willing to 
help find solutions and work together. It will be impossible to make all happy, but removing a stick from 
someone's bundle of rights is not the way to go. 

Hoping the revisions are written so current permit holders don't lose their permits in 5 years and we all work 
together. Focusing on growth management for now and working with the current permit holders and those that 
struggle living next to someone that has one. Let's Identify their specific issue and help them. 

I will try to come to the next meeting. I tried speaking but when I unmuted myself I was still muted online. Not sure 
what happened. I'll try again at the next meeting. 

Thank you, 

Christine 

On Feb 16, 2023, at 12:04 AM, Sarah Absher <sabsher@co.tillamook.or.us> wrote: 

Hello Christine, 

Thank you for reaching out. All proposals will be considered, discussed and decided upon through a 
public hearing process. Please also note that this tool was not initially proposed to apply to properties 
located in unincorporated communities or properties within urban growth boundaries. 
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If your property is located in Neahkahnie or within the Manzanita UGB, the density and distance tool 
was not intended to be applied in these areas. The distance and density tool was intended for 
properties outside of areas with these regionally defined boundaries. 

We missed you for public comment on Tuesday. If you would like to submit written comments for STR 
Advisory Committee review, please email them to Lynn (copied). We will make sure they are included in 
the next meeting packet. 

Sincerely, 

<image00l.jpg> Sarah Absher, CBO, CFM, Director 

TILLAMOOK COUNTY I Community Development 
1510-B Third Street 
Tillamook, OR 97141 
Phone (503) 842-3408 x34 l 2 
sabsher@co.tillamook.or.us 

From: chrismariebinge@gmail.com <chrismariebinge@gmail.com> 
Sent: Wednesday, February 15, 2023 8:19 AM 
To: Sarah Absher <sabsher@co.tillamook.or.us> 
Subject: EXTERNAL: Information Needed 

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

Hi Sarah, 

At yesterday's public council meeting, you said at the start if the meeting we would not be discussing 
the new proposed 250ft rule in the new ordinance. 

I need to know if this proposed rule will be discussed publicly before the rule is potentially folded into 
the ordinance. When will there be a chance for discussion on this topic? I understand there was a lot 
to get through on the last meeting's agenda. However, this is something that affects me and my family's 
future and is top of mind for us. 

My family and I may need readjust our plans to retire in Manzanita. It is looking like owning a home 
near the coast may only be a benefit afforded to the coastal elite. We are a middle-class family. If the 
county enacts the 250ft rule, we certainly won't be able to afford to live here or retire here without a 
STR permit. 

Please advise. If the topic will not be discussed, and the consensus is the 250ft rule is not up for 
discussion. I need to know. 

Thank you, 

Christine 
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L nn Tone 

From: 
Sent: 
To: 
Cc: 
Subject: 

Ryan McGlone <ryan@teammcglone.com> 
Tuesday, February 14, 2023 8:36 AM 
Angela Rimoldi 
Sarah Absher; Lynn Tone 
Re: EXTERNAL: Fwd: Please Support STRs & Tourism in our Coastal Communities with 
Balanced Regulations - Do Not Repeal Ordinance #84 

Thank you! I appreciate the help. 

Best, 
Ryan 

On Tue, Feb 14, 2023 at 8:33 AM Angela Rimoldi <arimoldi@co.tillamook.or.us> wrote: 

Hello Ryan, 

Thank you for reaching out. I have cc'd Director Absher, and staff Lynn Tone as they have been navigating the public 
comment retrievals pertaining to the STR Advisory Committee. 

Best Regards, 

Angela Rimoldi I Permit Technician: Onsite and Planning 

TILLAMOOK COUNTY I Department of Community Development 

1510-B Third Street 

Tillamook, OR 97141 

Phone (503) 842-3408 

arimoldi@co.tillamook.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 Oregon 
Public Records Law. This e-mail, including any attachments, is for the sole use of the intended recipient(s) and may contain confidential and privileged information. 
Any unauthorized review, use, disclosure, or distribution is prohibited. If you are not the intended recipient, please send a reply e-mail to let the sender know of the 
error and destroy all copies of the original message. 

The Department is excited to announce that we are OPEN to the public by appointment. To review the list of services provided and to schedule an appointment with 
us, please visit https:/lwww.co.tillamook.or.us/qov/ComDev/ to access the appointment scheduler portal. 
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From: Ryan McGlone <ryan@teammcglone.com> 
Sent: Monday, February 13, 2023 10:10 PM 
To: Angela Rimoldi <arimoldi@co.tillamook.or.us> 

Subject: EXTERNAL: Fwd: Please Support STRs & Tourism in our Coastal Communities with Balanced Regulations - Do 
Not Repeal 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.] 

Hi Angela. 

I sent the below letter from a different email address over the weekend and did not see it recorded in the public 
comments. I just sent it again from my work email and got an auto response from tbe county with no text. Is it possible 
for you to forward this in to make sure it was received? 

Thank you, 

Ryan McGlone. 

--- Forwarded message---------
From: Ryan McGlone <ryan@teammcglone.com> 
Date: Mon, Feb 13, 2023 at 9:51 PM 

Subject: Please Support STRs & Tourism in our Coastal Communities with Balanced Regulations - Do Not Repeal 
Ordinance #84 
To: <publiccomments@co.tillamook.or.us> 

Hello County Commissioners and Short Term Rental Advisory Committee, 

My name is Ryan McGlone and I am writing to you from Bend, Oregon, my home and another Oregon tourist 
community that has endured a constant struggle to find the balance where short term rentals fit in amongst a bustling 
lifestyle community. We also own a second home in Pacific City that we love dearly and use as a short-term rental. 

As I listen to the current debate around repealing ordinance 84 and replacing it with a new ordinance designed to 
significantly limit STR operation in the county, I fear that the County Commissioners are about to invoke great 
economic hardship on coastal communities without performing their fiduciary duties to do proper due diligence on 
what these drastic changes could do to your constituents and your communities. 

As a Realtor in Bend, Oregon I've intimately witnessed the impacts of the decision in 2015 to put some restrictions on 
short term rental opportunities in Bend. Contrary to what is being communicated by those looking to strictly limit STR's 
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in Tillamook County, the net result was no measurable change in housing affordability in our community regardless of 
the price point. Just like in Tillamook County the bulk of STR's are in higher-end neighborhoods that offer quick 
proximity to community amenities sought by tourists and wealthy second homeowners alike. In these areas there are 
hundreds of homes that already did not qualify for STR's due to CCR and HOA regulations as well as the caps imposed 
by the City. The demand for these homes is still incredibly high regardless that they are not eligible for an STR permit, 
and they do not sell at a discount. 

We see similar trends in areas of Bend that are closer to the median home price. HOA restrictions and the restrictions 
imposed by the city have had zero impacton house prices in these neighborhoods. This is partially because there are 
so few STR's located in median priced communities, mainly because these areas are not near the same luxury amenities 
that tourists and affluent primary and second home owners are attracted to. The few STR's that are rented out in 
median priced neighborhoods typically have poor occupancy rates which is why they make up just a fraction of a 
percent of the housing stock in more "affordable" neighborhoods. 

Similar trends are present in Tillamook County when observing neighborhoods like Shorepine and Dory Pointe in Pacific 
City. Both neighborhoods are predominately second homes and STR's due to their location to amenities and typically 
sell between $6S0K to $900K. Prices far outside the realm of affordable housing. Since the moratorium was placed on 
STR permits back in July, several homes have sold in both communities that no longer qualify for STR permits. These 
homes did not drop significantly in price and still sold at prices that are multiple times higher than the median sales 
price of a home in Tillamook County. This is real-time evidence that these sales will not lead to a trickle-down effect on 
affordable and low-income housing. 

This community will however see a massive impact to their economy if the latest proposals to repeal and replace 
Ordinance 84 are enacted, and it is prudent for County Commissioners to hire a 3rd party to perform an economic 
impact study on how this change will impact the economics of tourism before they attempt to repeal and replace the 
current ordinance. 

Take our coastal home for example. Last year approximately 125 families/parties enjoyed our special home and the 
surrounding community of Pacific City. It is more than reasonable to think that each family/party spent $1000 on their 
trip in Pacific City when accounting for food, restaurants, fuel, entertainment, etc. That means that just through their 
discretionary spending roughly $125,000 circulated through the local community from our guests. If you conservatively 
assume that just half of the STR's in the county produce that same type of impact, then those 900 units would account 
for roughly $112,500,000 in economic benefit to Tillamook county just in discretionary spending. This does not include 
any of the economic benefits realized from property management services, cleaners, maintenance employees, etc., or 
the tax revenues gained by the county. 

If our house lost our permit. We would not sell it, nor would it become a long-term rental. We will hold it as a second 
home as I imagine the bulk of STR homeowners would do. This would mean massive economic losses as these homes 
sit vacant for most of the year with no economic benefit to the community. Those few homes that do go get sold due 
to the change will simply be picked up by affluent second homeowners and wealthy residents. This will not become 
long-term rentals, nor will they provide lower income/affordable housing options for those that rely on the domestic 
economy for employment. 

If I were a resident with my employment immediately tied to any source of local employment (retail, tourism, grocery, 
restaurant, energy, etc.) I would be frightened that my career is in immediate jeopardy if this ordinance is repealed, 
and the current revision is passed. If I had a job that is not directly linked to these fields, I would still be concerned that 
the long-term trickle down negative economic effect would eventually hit my industry and profession. 

The only permanent residents that will be winners in this scenario are those that are not part of the domestic 
workforce (i.e .. retirees, second homeowners and those working remotely). They will get to continue to live with their 
standard quality of life, and get to enjoy a quieter coastal community, while the rest of the community will face the 
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hardships of large-sc_ale unemployment. Even this subset stands to eventually lose as depression kicks in, and the 
entire community takes turn for the worse. 

It only makes sense that with this type of economic risk, the county commissioners would consider the long term and 
unintended consequences of making such a change. It seems prudent that they hire an independent economic 
consulting firm to perform an economic impact analysis before making such a consequential decision. 

There is also a silver economic lining with STR's that I have not seen discussed. This option could both allow for coastal 
communities that have built resilient economies based on tourism to thrive, while making a significant impact on 
affordable housing. Any reduction in STR permits will result in an immediate reduction in the collection of short-term 
operating license revenue. I believe 75% of this fee directly goes to fund affordable/low-income housing projects in the 
community. Right now, this annual fee is fairly minimal. 

The county commissioners could elect to substantially increase this annual fee. Imagine if the average annual fee paid 
by a STR operator was $1,000? The county would collect an additional $1,800,000 in fees, the majority of which would 
be for lower income housing/affordable housing projects each year. If at the same time, the Commissioners elected to 
shift the allocation of discretionary transient lodging tax dollars towards affordable housing, the community could see a 
measurable impact on affordable housing options within Tillamook County all funded by STR's and tourism. 

The coastal economies have been devastated several times in the past half century due to increased environmental 
regulations in forestry and fishing industries. Commissioners should not risk putting your community through this type 
of hardship again. Many communities recovered by turning towards tourism as a way to rebuild, and reshape their way 
of life. Change is difficult, and comes at a price. As a resident of Bend there are things that I do not appreciate that 
come along with additional tourism and short-term rentals in my own town, however I understand that a large subset 
of our economy is built around this business model. I am fortunate that most of our local politicians and business 
owners agree, and still allow for a significant number of STR's to operate with sensible guardrails within our 
community. I would rather live with some of the annoyances and watch our community thrive, rather than take on all 
the negative outputs that crush communities when unemployment dramatically increases and depression kicks in. 

It is time for the County Commissioners to do their full due diligence as fiduciaries for their community and 
constituents, and properly weigh the economic benefits offered by STR's and their financial potential to turn the tide 
on affordable housing, versus the relatively uncommon nuisance brought forth by increased tourist traffic and the 
occasional complaint. 

I hope they make the right decision, rise above the politics, look at the hard facts, and properly evaluate these 
economic benefits before making a rash decision with potentially devastating consequences. 

Thank you for listening 

Ryan McGlone & Family 

Ryan McGlone 
Licensed Principal Broker in the State of Oregon 
IEAB 
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Neskowin Community Advisory Committee 

December 2022 STR Survey Results 

Non-STR Permit Holder Survey Responses 

(Authored by the NCAC Officers*) 

Respondents Answering "Yes": 

% of % of % of 
Non-Permi1 Permit Combined 

Holders Holders Responses 

(284) (165) (449) Question 

93% 80% 88% Some form of Exterior signage 

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

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

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

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

79% 42% 65% Online complaint form 

74% 40% 61% STR permit limits per person 

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

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

66% 39% 57% Calculate max occupancy by "bedroom" instead of "sleeping area" 

65% 10% 45% Limit on number of nights per year annually able to rent 

62% 89% 72% Various rules should equally apply to all Neskowin homes 

61% 21% 46% Require local management 

59% 5% 39% Proximity or distance based limits 

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

57% 95% 71% Some form of transferability 

54% 18% 41% Cap on total maximum occupancy 

53% 93% 68% Grandfathering by category 

29% 8% 21% Different property rights based on owner's time at home 

27% 52% 36% Exempt condos & townhomes in residential zones from potential percentage cap 

27% 14% 22% Exempt commercial zones from potential percentage cap 

24% 2% 16% Ban STRs in Neskowin 

*Ran Koch-Chair, Tracey Hauth-Vice Chair, Chris Silkowski-Treasurer, Dave Benenth-Secretary 
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Respondents Answering "Yes": 

%of % of % of 
Non-Permi1 Permit Combined 

Holders Holders Responses 
(284) (165) (449) 
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93% 80% 88% 
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65% 10% 45% 
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59% 5% 39% 

24% 2% 16% 

Neskowin Community Advisory Committee 

December 2022 STR Survey Results 

STR Permit Holder Survey Responses 

(Authored by the NCAC Officers*) 

Question 

Some form of transferability 

Grandfathering by category 

Various rules should equally apply to all Neskowin homes 

Some form of Exterior signage 

Reallocate TLT funds fo,r enhanced enforcement 

Online directory of STR permit contact info 

Exempt condos & townhomes in residential zones from potential percentage cap 

Require some type of bear resistant trash system 

Online complaint form 

STR permit limits per person 

Calculate max occupancy by "bedroom" instead of "sleeping area" 

Some type of additional parking limit 

Require exterior lighting to be shielded downward 

Percentage cap on number of STR permits 

Require local management 

Cap on total maximum occupancy 

Require some STRs to remove garbage twice weekly 

Exempt commercial zones from potential percentage cap 

Limit on number of nights per year annually able to rent 

Different property rights based on owner's time at home 

Proximity or distance based limits 

Ban STRs in Neskowin 

*Ran Koch-Chair, Tracey Hauth-Vice Chair, Chris Silkowski-Treasurer, Dave Benenth-Secretary 
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Short-Term Rental Ordinance 
 

010......Title 

020......Purpose and Scope 

030......Definitions 

040......Annual Short-term Rental Registration Certificate Required, Basic Requirements for a 

Registration Certificate, No Nonconforming Use Status Conferred 

050......Application and Fees 

060......Term of Annual Registration Certification and Renewal 

070......Application Required and Burden for Registration 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 Registered and 

Operating on the Date of its Adoption 

120......Violations 

130......Penalties 

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

150......Severability 

 

 

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

the short-term rental use of residential dwelling units on all property in unincorporated 

Tillamook County and shall be known as the Tillamook County Short Term Rental Ordinance.   

 

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

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

 

B. Adoption.  The following sections are hereby adopted shall be entitled the “Tillamook 

County Short-Term Rental Ordinance,” as set forth herein, and are collectively referred to 

as “this Ordinance.” 

 

.020   Purpose and Scope. 

A. This Ordinance provides reasonable and necessary regulations for the registration 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.  
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4. Provide long-term residential options for those people who want to live and work in 

Tillamook County.   

 

45. Recognize the need to limit short-term rentals within neighborhoods to ensure 

compatibility with, 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. 

 

56. Help maintain the County’s supply of housing available for long-term residential use. 

Protect the character of the County’s established neighborhoods by limiting the 

number, concentration, and scale of full-time short-term rentals in residential 

neighborhoods.   

 

67. Protect the character of the County’s established neighborhoods by limiting the 

number, concentration, and scale of full-time short-term rentals in residential 

neighborhoods.   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 registration certificate is revocable permission to operate a short-term 

rental, but only as provided in this Ordinance.  An registration certificate 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. 

 

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. 

-------------
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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 Administrator shall have the authority to 

establish administrative rules 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 rules and 

regulations shall be on file in the Office of the County Recorder and shall be posted on 

the County’s website.  Any such administrative rules and regulations shall be binding 

upon any owner, operator or registrant of a short-term rental and 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 for a short-

term rental registration certificate. 

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) 

• A minimum of 70 square feet of floor space and not less than 7 feet in any horizontal 

dimension (ORSC R304.1).  If the room is intended for overnight occupancy by more 

than one person, it must have at least 50 square feet of floor area per person 

• Consists of four walls to the ceiling, at least one of which is located along an exterior 

wall with a window 

• A minimum ceiling height of not less than 7 feet (ORSC R305.1) 

• An emergency escape and rescue opening (ORSC R310) 

• A built-in closet 

• A smoke alarm (ORSC R314.3 item 1) 

• A carbon monoxide detector (ORSC R315.3) 

• 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. 
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F. “Contact Person” means the owner or if designated on the registration application, the 

authorized agent of the owner, authorized to act for the owner of the rental. 

G. “County” means Tillamook County, Oregon. 

H. County STR Administrator means the Director of the Department of Community 

Development vested with authority to administer, interpret and enforce the provisions of 

this Ordinance, or that person’s designee. 

I. “Daytime Occupancy” means the hours between 10:00am and 10:00pm.  “Daytime 

occupants” mean the guests who may occupy a short-term rental during a daytime 

occupancy.  

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

K. “Dwelling unit” means a lawfully established single unit that provides complete 

independent living facilities for one or more people including permanent provisions for 

living, sleeping, eating, sanitation and one cooking area.  “Dwelling unit” includes a 

single-family dwelling and a factory-built or manufactured dwelling that bears a valid 

certification of compliance with applicable manufactured dwelling standards.  “Dwelling 

unit” does not include a recreational vehicle or similar mobile structure, or motorized 

vehicle designed and built for temporary vacation use. 

L. “Enforcement Officer” means the Director of the Department of Community 

Development, County Building Official or their designee authorized to administer and 

enforce the County’s civil ordinances and permits.  Officer also includes the Tillamook 

County Sheriff, and the deputies and authorized representatives of these officials. 

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

N. “Good Cause” for the purposes of denial, suspension, revocation, imposition of 

conditions, renewal and reinstatement of a Short-Term Rental Registration Certificate, 

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 Registration Certificate; 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. 

O. “Good Neighbor Policy” means a policy furnished by the County STR Administrator that 

summarizes general rules of conduct, consideration and respect, and includes without 

limitation provisions of this Ordinance applicable to or expected of guests occupying the 

Short-Term Rental. 

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

month-to-month or longer basis. 
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Q. “Onsite Wastewater Division” means the Onsite Wastewater Division of the Department 

of Community Development. 

R. “Onsite Wastewater Treatment System” means any existing treatment and dispersal 

system of residential wastewater. 

S. “Owner” means the natural person or legal entity that owns and holds legal or equitable 

title to the property.  If the owner is a business entity such as a partnership, corporation, 

limited liability company, limited partnership, limited liability partnership, trust or 

similar entity, all persons who own a presentn interest in that business shall be considered 

an owner for purposes of this Ordinance. 

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

Registration Certificate. 

U. “Renter” means a person who rents a short-term rental or is an occupant in the short-term 

rental.  Renter includes the term “tenant”. 

V. “Road Authority” means the Tillamook County Public Works Department and the 

Oregon Department of Transportation (ODOT). 

W. “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". 

X. “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. 

Y. “Short-Term Rental” or “STR” means the transient rental of a dwelling unit for a period 

of 30 or fewer nights per calendar year 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. 

Z. “Short-Term Rental Registration Certificate” means the annual registration certificate 

required by Section .040, described in this Ordinance, and referred to as a “registration 

certificate.” 

AA. “STR 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. 

-
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as there is room within (under) the applicable subarea cap to accommodate the 

new/renewed STR registration certificate. 
 

D. Density Limitation on STR Registration Certificates In Locations Outside Unincorporated 

Community Boundaries and City Urban Growth Boundaries.  The County will not issue or 

renew a STR registration certificate if, at the time of application, there is a valid and 

registered STR operating on a property within 250 feet (closest property boundary to 

closest property boundary) of the applicant’s property.  Any applicant for a new or renewed 

STR registration certificate that is barred due to this provision will be placed on a waiting 

list in order of rejection/non-renewal and will be contacted as soon as the property is no 

longer within 250 feet of another active STR registered property. 

.050   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 annual renewal of a Short-

Term Rental Registration Certificate 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 a local representative, which can be a person or 

company – a Qualified Local Contact Person – who can be contacted concerning use 

of the property or complaints related to the short-term rental, as set forth in Section 

.070.  For the purposes of this requirement, “local” means the representative’s is 

within a 20-minute travel time of the subject property where the short-term rental is 

located. 

 

3. Site plan and floor plan.  The site plan shall be a scale drawing, which can be hand-

drawn, showing property boundaries, building footprint, location and dimensions of 

parking spaces.  The floor plan shall show in rough dimensions the locations and 

dimensions of all bedrooms in the dwelling unit or single-family dwelling. 

 

4. Proof of Liability Insurance.   

 

5. Proof of Garbage Service.   

 

6. Proof of Access.  The applicant shall provide proof of an approved road approach for 

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

6. Notice to Neighbors. The applicant shall provide an annual mailing or distribute by 

hand, a flier to owners and residents of neighboring properties within 250 feet of the 

perimeter of the rental property containing the registration certificate number, 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.   
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7. 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. 

 

8.  Transient Lodging Tax Registration.  Evidence of transient lodging tax registration 

with the County for the short-term rental. 

 

9.  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. 

 

10. Such other information as the County’s STR Administrator deems reasonably 

necessary to administer this Ordinance. 

 

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 an application for a 

short-term rental registration certificate or registration 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 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 

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. 

C. Incomplete Application. If a short-term rental registration 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 

withdrawn and the County may refund all or a portion of the application fee. 

 

D. Registration Fees. The fee for application for a short-term rental registration certificate or 

registration certificate renewal shall be as established by resolution of the Board of 

Commissioners, but shall not be less than the following amounts: 
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1. Application fee of not less than $400, consisting of an application fee and an 

inspection fee.   

 

2. An annual renewal fee of not less than $300. 

 

3. If the property fails the initial inspection or fails the required every 3-year inspection, 

an additional follow-up inspection fee of $100 is required for each follow-up 

inspection. 

 

4. After the inspection and the County’s STR Administrator has confirmed the number 

of bedrooms exceeds the number indicated on the application, a fee of not less than 

$75 per bedroom shall be due before the County issues the short-term rental 

registration certificate for the dwelling unit. 

 

5. Any alteration to an existing Short-Term Rental Registration Certificate shall be 

subject to a registration certificate alteration fee of not less than $50. 

 

.060   Term of Annual Registration Certification and Renewal 

A. Term. A short-term rental registration certificate is valid for one year (12 months) and 

shall automatically expire if not renewed on or before the anniversary date of each 

ensuing year.  If the contact person or property ownership status changes during the 12-

month registration certification period, the new property owner shall timely notify the 

County in writing of the change and provide all new contact and tax payment 

information. 

B. Transferability. The registration certificate shall be issued in the name of the short-term 

rental property owner(s) and is transferable to another person or entity, but the new 

owners must still renew the registration certification annually and qualify according to 

the applicable standards for renewal. 

.070 Application Required and Burden for Application Approval and Registration 

Renewal 

A. Application Required. Applications for a Short-Term Rental Registration Certificate shall 

be on forms provided by the County, demonstrating the application meets the standards 

required by this Ordinance.   

B. Burden of Proof.  The applicant has the burden of proof to demonstrate compliance with 

each applicable criterion for initial approval or annual renewal of the Short-Term Rental 

Registration Certificate.  The approval criteria also operate as continuing code 

compliance obligations of the owner/contact person.  County staff may verify evidence 

submitted and statements made in support of an application, and the applicant shall 

cooperate fully in any such inquiries.  For the initial application renewal every three years 

thereafter, the applicant must also comply with the requirements of Subsection .090. 
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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 all-weather travel surface off-street parking space shall be provided for every 

bedroom in the dwelling unit.  In calculating the number of spaces required, the total 

shall be rounded up.  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 registration 

certificate renewal to show the garage is available and large enough for vehicle 

parking.  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 Registration Certificate.   

2. Vegetation removal in the front yard shall be the minimum necessary to create and 

maintain the required parking spaces.  

3. Each parking space shall be a minimum of 8-feet by 20-feet.  Parking spaces shall be 

oriented on the subject property in a manner that ensures maneuverability of vehicles 

within the property boundaries. 

4. No more than one (1) vehicle per bedroom shall be allowed for each STR.  Two (2) 

additional parking spaces may be allowed for daytime guests.  On-street parking is 

prohibited.   

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 require all renters to use the off-street parking 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. Registration Approval and Annual Renewal Criteria.  To receive approval, registration 

certificate renewal, or maintain registration certification, an applicant must demonstrate 

with a preponderance of credible relevant evidence that all of the criteria in Section .080 

are satisfied.   

G. Initial and Every Third Year Renewal Inspections.  To merit approval of an initial (first 

year) Short-Term Rental Registration Certificate following adoption of this Ordinance 

and at the time of renewal request every third year thereafter, the applicant must obtain 

and provide to the County evidence of the satisfactory inspections described in Section 

.090. 
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.080   Operational Requirements and Standards for Short-Term Rentals.  To qualify to 

obtain or retain registration certification, 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 Registration Certificate.  

A. Maximum Occupancy.  The maximum overnight 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 overnight occupancy of six (6) 

people.  The contact person may allow up to two (2) minor 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 physical inspection of the short-term rental and using County 

Assessor and/or Department Building Division records.   

B. Maximum overnight occupancy of a rental shall not exceed 10 (ten) persons within the 

short-term rental dwelling unit and up to two (2) minors aged twelve (12) and under.   

C. The owner of an “Estate Home” shall be exempt from subsection (B) of this section to 

allow for up to two (2) additional bedrooms with no more than two (2) persons for each 

additional bedroom.  Exemption shall allow for a maximum overnight occupancy of 

fourteen (14) persons.  The contact person may allow up to two (2) minor children, age 

12 or under, to occupy the short-term rental in addition to the maximum number of 

occupants otherwise provided in this Subsection.   

D. The maximum daytime occupancy for any short-term rental shall be limited to the 

overnight maximum occupancy plus six (6) additional people.  For example, a two-

bedroom dwelling unit is permitted 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 the 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 satisfy this requirement.  Where registration certification 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 Registration Certificate. 

F. Noise.  Any radio receiver, musical instrument, phonograph, loudspeaker, sound 

amplifier, or any machine or device for the producing or reproducing of any sound shall 

be conducted within a fully enclosed short-term rental dwelling unit and shall not be 

audible beyond the property lines of the subject property where the short-term rental is 

located. 
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G. Quiet Hours.  The hours of 10:00p.m. to 7:00a.m. are quiet hours, and there shall be no 

amplified music and no loud singing, talking or other audible noise during quiet hours 

that can be heard beyond the property boundaries of the short-term rental property.   

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 registered short-term rental shall be fully 

permitted and all work completed by a licensed and duly qualified contactor.  Any 

sleeping area used as a bedroom shall be inspected and permitted in accordance with the 

provisions of this Ordinance.  Areas not approved for use as a bedroom shall be locked 

and secured as deemed appropriate by the STR Administrator, and shall not utilized as 

part of the short-term rental.   

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 320 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 registration certification, but only by revising the registration 

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 20 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 registration application and renewal.  The contact person shall be responsible for 

completing the fire safety checklist and ensuring continued compliance.  The County 

shall verify the information required prior to issuance of a Short-Term Rental 

Registration Certificate 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.  

-

3715 of 5195



 

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. Every bedroom shall have a smoke detector that is interconnected with a smoke 

detector in an adjacent hallway, common area, or in the immediate area of bedroom.  

Additionally, an interconnected smoke detector shall be placed on each additional 

floor and basement without a sleeping area.  Interconnected may be via hardwiring or 

battery-operated wireless interconnectable smoke detectors.   

 

6. A carbon monoxide detector/alarm device shall be placed and maintained in each 

bedroom or within 15 feet outside of each bedroom door. 

 

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

installed and vented. 

 

8. All interior and exterior stairways with 4 or more steps and that are attached to the 

structure, shall be equipped with a hand rail. 

 

9. All interior and exterior guardrails, such as deck railings, shall be able to withstand a 

200 pound impact force. 

 

10. Exterior lighting shall be directed in a downward direction to prevent glare onto 

adjacent properties. 

 

L. Emergency Escape and Rescue Openings for bedrooms:  

1. For all dwelling units constructed after the adoption of this Ordinance, every bedroom 

shall have at least one operable emergency escape and rescue opening.  Sill height 

shall not be more than 44 inches above the floor.  Openings shall open directly into a 

public way or to a yard or court that opens to a public way.  Minimum net clear 

opening at grade floor openings shall be 5 square feet and 5.7 square feet at upper 

floors.  Minimum net clear height is 24 inches and net clear width is 20 inches. 

 

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

sleeping area shall have at least one operable emergency escape and rescue opening 

that has been inspected and approved by the Tillamook County Building Official 

pursuant to the currently-adopted Oregon Residential Specialty Code. 

M. 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 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 
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covered garbage containers with securable covers that can be secured 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. Mandatory Postings- Interior and Exterior. The Short-Term Rental Registration 

Certificate 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 and at the property’s boundary at the front of the dwelling unit where it is 

visible and readable by anyone in the road right-of-way..  Additionally, the owner shall 

post exterior signage shall be installed a placard inside the short-term rental dwelling unit 

at the front door ands outside of the dwelling unit at the property line where it canand 

shall be of adequate size so that it is easily easily be read by people in the road right-of-

way.  Exterior signage shall that contains the following information: 

1. The Short-Term Rental registration number that confirmsto confirm the a certificate 

is has been issued by Tillamook County, with the date of expiration. 

2. The name of the property owner and the contact person and a telephone number 

where the contact person may be contacted in case of any problems at, or complaints 

about, the short-term rental;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 number of approved maximum parking spaces and their location(s); 

4. The number of bedrooms and maximum occupancy permitted for the short-term 

rental; 

5. Any required information and conditions specific to the Short-Term Rental 

Registration Certificate; 

6. Day of week of trash pickup; 

6. The property address. 

7. The name of the contact person and a telephone number.  

7.  

O. No recreational vehicle, travel trailer, or tent or other temporary shelter shall be used as 

or in conjunction with a short-term rental.  No occupancy of a parked vehicle, including 

recreational vehicles is permitted in conjunction with a short-term rental. 

 

P. 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. 

Formatted: Indent: Left:  0.5",  No bullets or
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Q. Good Neighbor Policy and Guidelines.  The property owner and contact person shall 

acknowledge the County’s Good Neighbor Policy, shall post them in every short-term 

rental, and provide copies to all short-term rental renters: 

Good Neighbor Policy: 

Commitment to Community: We share our Expectations of Conduct with guests 

in multiple ways: on our website, at time of booking, and upon arrival. These are 

enforceable standards required by the local jurisdiction. We think it’s good 

information for residents, too! Here are a few examples: 

• Neighbors & Noise - The neighborhood general quiet hours are from 10 pm to 

7 am.  

• Parking - Parked vehicles may not block driveways or emergency vehicle 

access lanes; Obstructed access means delays, and delays could cost someone’s 

life. Park smart.  

• Speed Limits - Be mindful of posted speed limits. If you’re not sure, slow down.  

• Garbage - All garbage will be put in the provided secure containers and will be 

picked up by a local franchised hauler at least once a week. Did you know it is 

a crime to put garbage into a can that is not for your home?  

• RVs - Occupied trailers and tents are not allowed on the premises at any time.  

• Pets - Leash your pet unless you are in a clearly defined off leash area. Also, 

clean up after them.  “It’s your duty to pick up your pet’s waste!”  

• Fires - Fires are only allowed in designated areas and should never be left 

unattended.  

• Fireworks - The State Fire Marshall says, “Keep it legal and keep it safe!” 

Fireworks are illegal in residential areas and prohibited on all of our beaches.   

• Drones - Be mindful of where you are flying, and respectful of private property 

and wildlife.  

• Extras during COVID - We ask our guests:  “In the last 14 days, has anyone in 

your party: 1) Been tested for COVID, 2) Tested positive for COVID, and 3) 

Exhibited symptoms of COVID?”  We encourage social distancing and offer 

contactless check-in & check-out. 

.090   Additional Inspections Required.  To merit approval of an initial (first year) Short-

Term Rental Registration Certificate following adoption of this Ordinance and for renewal every 

third year thereafter, the applicant shall obtain the following inspections and a satisfactory report 

for each and pay any fee(s) that may be required to obtain the inspection and report:  

A. Inspection Required.  The owner of the short-term rental dwelling unit shall obtain an 

inspection by the local building inspector to inspect the dwelling unit and determine that 

the dwelling unit meets current requirements of the International Building Code, 

including compliance with applicable fire and life safety code requirements for 

occupancy of the dwelling unit as a short-term rental. Inspection shall also confirm there 

have been no unpermitted improvements, modifications or additions to the dwelling unit.  
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The inspection and certification shall include compliance with electrical, structural, and 

ventilation requirements.  A Short-Term Rental Registration Certificate 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 

registration application shall be invalidated, and the property owner must reapply and pay 

the requisite application and inspection fees. 

 

C. On-site Septic System Inspection.  Unless the dwelling unit is served by a public or 

community sanitary sewer system, the existing on-site wastewater treatment system 

(system) must be capable of handling the wastewater flows expected to be generated 

based on the allowed number of bedrooms in the dwelling unit and the maximum number 

of occupants.  

 

1. 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 3 years of the date of the registration 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 the ESER or within the specified timeframe for completion of the reinspection 

as specified in subsection B above, whichever occurs first.  Registration certification 

shall not be issued or renewed 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, registration certification shall be revoked. 

 

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, 

2023.  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 

Registration Certificate.  The Onsite Wastewater Division is the delegated authority 

to adopt the periodic maintenance requirements specific to the types of systems in 
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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 the Unincorporated Tillamook County.   

A. Advertising and Registration Number. The property owner or contact person shall put the 

annual registration number on all advertisements for the specific property wherever it is 

advertised for rent. 

B. Complaints. 

1. Response to Complaints. The contact person shall respond to neighborhood 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 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 twenty (20) 

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 

shall result in an immediate violation of this Ordinance. 

2. Record of Response. The property owner or contact person shall maintain a record of 

complaints and the actions taken in response to the complaint, if relevant, in an 

electronic or written manner deemed reasonable to document the interaction.  This 

record shall be made available for County inspection upon request to investigate all 

complaints. 

C. Inspection. Upon application for a Short-Term Rental Registration Certificate, 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 
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Lawful Pre-Existing STR following adoption of this Ordinance.  Registrants must still 

renew their registration annually but will not be denied due to the subarea cap during 

the first 5 renewals.  Thereafter, all applicants for a new or renewed STR registration 

shall be subject to the applicable subarea cap.   

 

2. New application or renewal precluded due to 250-foot density limit.  The 250-foot 

minimum separation density requirement in Section .040(D) shall not apply to the 

first 5 registration renewals for a Lawful Pre-Existing STR following adoption of this 

Ordinance.  Registrants must still renew their registration annually but will not be 

denied due to there being an active registered STR property within 250 feet the 

applicant’s property.  Thereafter, all applicants for a new or renewed STR registration 

shall be subject to the applicable 250-foot minimum separation distance between 

registered STRs.   

 

C. Compensation for Reasonable Investment in a Dwelling Unit as a Short-Term Rental.  

When the operation of a short-term rental must be curtailed or eliminated as a result of 

this Ordinance. 

 

1. The 5-year deferred compliance (amortization period) provided for in this section for 

Lawful Pre-existing Short-Term Rentals shall be deemed just compensation for any 

reasonable investment that the property owners may have made in the dwelling unit 

for its use as a short-term rental that cannot otherwise be recouped, through use of the 

dwelling unit for long-term residential tenancy.  In the event that an owner deems the 

amortization period provided for herein to be insufficient compensation to recoup his 

or her reasonable investment in the property’s actual use as a lawful short-term rental 

(i.e., hosted homeshare or vacation home rental) or imposition of these regulations 

results in a demonstrable reduction in the property’s fair market value, such a 

property owner shall apply for additional compensation from the County pursuant to 

this section.   

 

2. To seek additional compensation, the property owner shall submit a written claim for 

additional compensation with the County’s STR Administrator within 90 days after 

the adoption of this Ordinance.  In such claim, the property owner shall provide 

documentation of the owner’s reasonable investments in the property exclusively for 

its use as a transient rental that exceed the value that can be recouped from continued 

transient rental use of the property for the amortization period and which cannot be 

put to any other economically viable use of the property.  The property owner’s 

burden of proof requires credible evidence that this Ordinance caused a reduction in 

fair market value of the property as a lawful short-term transient rental as compared 

to use of the property for long-term tenancy that cannot be recouped by the 

amortization period provided in this section.  For purposes of this section, “credible 

evidence” means a professional real estate appraisal of the property’s value with and 

without the regulations in this Ordinance, less the rental value derived from the 5-year 

amortization period for herein.  If the property owner is able to demonstrate that 

application of this Ordinance resulted in a loss in property value that cannot be 

recouped through the amortization period provided for herein, the County STR 
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Administrator may provide additional compensation in a form and amount of the 

Administrator’s choosing based upon the evidence.   

 

3. The property owner may appeal any such final determination pursuant to Section 

.140. 

 

.120   Violations.  In addition to complaints related to nuisance and noise and other violations 

of ordinances the Tillamook County Code, the following conduct constitutes a violation of this 

Ordinance and is a civil infraction: 

 

A. The discovery of material misstatements or providing of false information in the 

application or renewal process for a Short-term Rental Registration Certificate. 

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 

Registration Certificate 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 Registration Certificate. 

 

 

 

 

.130   Penalties.  Xx 

 

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. 
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C. Revocation & Suspension. The following actions are grounds for immediate revocation or 

suspension of a Short-Term Rental Registration Certificate and cessation of use of the 

dwelling unit for short-term tenancy: 

1. Failure to renew a Short-Term Rental Registration Certificate as required by Section 

.060 while continuing to operate a short-term rental. 

2. Receipt by the County of 3 or more unresolved complaints about the short-term rental 

within a 12-month period alleging violations of the requirements of this Ordinance. 

3. The discovery of material misstatements or that the registration application included 

false information for a Short-Term Rental Registration Certificate or renewal shall be 

grounds for immediate revocation of the certificate. 

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 certificate. 

5. Upon an emergency suspension or revocation of a Short-Term Rental Registration 

Certificate 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 

Registration Certificate 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 or revoking a Short-Term Rental Registration Certificate may be 

challenged, if at all, only pursuant to this section.  This includes a decision by the County’s STR 

Administrator made pursuant to Section .110 regarding a Lawful Pre-Existing Short-Term 

Rental. 

A. Filing Requirements – Notice. The property owner or authorized agent may appeal a 

decision to approve, renew, deny or revoke a Short-Term Rental Registration Certificate, 

including any decision related to a Lawful Pre-Existing Short-Term Rentals under 

Section .110. 

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 registration application, registration renewal or other 
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determination being appealed was issued.  This requirement is jurisdictional, and late 

filings shall not be accepted. 

D. Fee for Appeal. The County shall establish by resolution a fee for filing an appeal under 

this section, payment of which shall be a jurisdictional requirement. 

E. Procedures. The County’s STR Administrator may establish administrative procedures to 

implement the appeal process provided in this section, including any required forms.  The 

STR Administrator may adopt procedures for hearings not in conflict with this section, 

including but not limited to time limitations on oral testimony and on written argument. 

F. Hearing. Within 35 days of receiving the notice of appeal, the STR Administrator shall 

schedule a hearing on the appeal before the STR Hearings Officer.  At the hearing, the 

appellant shall have the opportunity to present evidence and arguments as may be 

relevant.  

G. The Record on Appeal.  The STR Hearings Officer’s decision shall be based upon the 

record, which shall include all written documents associated with the file that is the 

subject of the appeal, including all Transient Lodging Tax records, 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 Registration 

Certificate, 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 Registration Certificate, operation of the short-

term rental may continue under the Short-Term Rental Registration Certificate. 

I. Finality. The STR Hearings Officer’s decision shall be final on the date the decision is 

mailed to the appellant.  The STR Hearings Officer’s decision is the County’s final 

decision on the matter and is appealable only by writ of review to Tillamook County 

Circuit Court. 

.150   Severability.  If any section, subsection or provision of this Ordinance is declared by a 

court of competent jurisdiction to be unlawful, preempted or unenforceable , that declaration 

shall not affect the validity and enforceability of the remaining sections. 
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__________________________________________________________________________________________________________ 

 Land of Cheese, Trees and Ocean Breeze 

MEMO 
Date:  March 8, 2023 

To:  Tillamook County Short-Term Rental Advisory Committee 

From:  Sarah Absher, CFM, Director 

Subject: March 14, 2023, Meeting  Materials  

 

Attached to this memorandum are copies of the following: 

• March 14th STR Advisory Committee Meeting Agenda 

• Updated Ordinance 84 draft to reflect  committee action at the February 14, 2023, meeting. 

• Public Comments 

o Due to the volume of comments recently received, comment type summary will be distributed at 

March 14, 2023 meeting. 

 

Virtual Link for Public Meetings 

Microsoft Teams is utilized for Tillamook County Short-Term Rental Advisory Committee Meetings. To access 

this link, please visit:  https://www.co.tillamook.or.us/commdev  

 

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

 

Public comment is limited to 3-minutes per person.  Please email Lynn Tone, DCD Office Specialist, if you would 

like to provide public testimony at the end of the meeting.  

 

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

 

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

 

Access to STR Advisory Committee Page & Meeting Materials:  

https://www.co.tillamook.or.us/commdev/page/short-term-rental-advisory-committee 

 

 

 

The Tillamook County STR Advisory Committee meets the second Tuesday of each month. Please check the STR 

Advisory Committee page to remain current on committee process and committee updates.   

 

 

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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March 14, 2023, Meeting Agenda  
Time:  9:30am-2:30pm 

Topic   

Welcome & Introductions   

Continuation of Discussion Ordinance 84 Draft Revisions 

Break 

Continuation of Discussion Ordinance 84 Draft Revisions                                       

  

Discussion of April Agenda & Meeting Date Availability                            

Public Comment   

 
 

 
 

   

Virtual Link for Public Meetings 

Microsoft Teams is utilized for Tillamook County Short-Term Rental Advisory Committee 
Meetings. To access this link, please visit:  https://www.co.tillamook.or.us/commdev  
 
Call in: 1-971-254-3149, Conference ID: 887 242 77# 
 
Public comment is limited to 3-minutes per person.  Please email Lynn Tone, DCD Office Specialist, if you 

would like to provide public testimony at the end of the meeting.  

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

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

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

The Tillamook County STR Advisory Committee meets the second Tuesday of each month. Please check 
the STR Advisory Committee page to remain current on committee process and committee updates.   

 
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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February 17, 2023 

VIA FIRST CLASS MAIL 

 

William K. Sargent 

Tillamook County Counsel 

Tillamook County Courthouse  

201 Laurel Avenue   

Tillamook OR  97141 

 

 

 

Re: Tillamook County Short Term Rentals  

Dear Mr. Sargent: 

Our firm represents a community organization called Oregon Coast Hosts (OCH) 

that was formed to advocate for fair short term rental (STR) regulation in 

unincorporated Tillamook County.  Our firm has extensive experience working with 

county government, including county counsel, to negotiate sensitive and polarizing 

land-use issues like STR ordinances, and we look forward to getting to know you 

better and helping you and the County reach a legal and balanced approach in the 

months ahead. 

We write briefly because it has come to our attention that the County’s advisory 

committee responsible for establishing new STR regulations (the “Advisory 

Committee”) was presented last month with a draft ordinance that, if adopted, 

would be an illegal violation of private property rights in numerous ways.  Most 

notably, the draft ordinance suffers from the same defects as a Lincoln County 

ballot measure that the Land Use Board of Appeals (“LUBA”) recently struck down 

in Briggs v Lincoln County, discussed here and attached as Exhibit 1 to this letter 

for your reference.  Specifically, the Briggs court held that under ORS 215.130(5),1 

1 The statute provides in full:  

 

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. Alteration of any such use may be permitted subject to 

subsection (9) of this section. Alteration of any such use shall be 

permitted when necessary to comply with any lawful requirement for 

alteration in the use. Except as provided in ORS 215.215, a county 

shall not place conditions upon the continuation or alteration of a use 

TONKON 
TORP 

Tonkon Torp LLP I Advocates & Advisors I 888 SW Fifth Ave. I Suite 1600 I Portland OR 97204 I tonkon.com 
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existing STR permits in Lincoln County were legal non-conforming uses that could 

not be terminated, restricted or made non-transferable by local legislative action.  

The draft Tillamook County ordinance contains similar provisions that would 

likewise be struck down.  

Rather, as you know, all current STR permit holders must be grandfathered in 

under any new ordinance.  Any ordinance that limits or removes their property 

rights in their permits will be subject to Measure 49 compensation from the County 

for every owner impacted.   

Given the current draft ordinance,2 we have serious concerns that the Advisory 

Committee will recommend an ordinance that plainly violates STR permit-holders’ 

property rights, which will mean the entire process has been a waste of time and 

may lead the County down the costly path of litigation.  We urge you to consider 

participating with the Advisory Committee directly, or to provide the Advisory 

Committee with different avenues to receive more diverse legal opinions than they 

are currently receiving, so that the ordinance passed out of the Advisory Committee 

is fair and legal.   

We are available to discuss these or any other issues related to STRs in Tillamook 

County at your convenience.  

Sincerely, 

 

 

David J. Petersen 

Danny Newman 

DN/m_h 

Enclosure 

cc: Daniel Kearns 

 OCH Board of Directors 
043463\00003\16034125v1 

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. 

 
2 It appears Advisory Committee leaders tried to distance themselves from certain troubling 

provisions in the draft ordinance at the meeting on February 14, which indicates there is not 

unanimous support for all of the illegal aspects, but our concerns remain.   
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LUBA 
AUG 08 2022 AMOB:26 

1 BEFORE THE LAND USE BOARD OF APPEALS 
2 OFTHESTATEOFOREGON 
3 
4 PETER BRIGGS, RICHARD E. CA VE, JANE C. GIBBONS, 
5 CRAIG MCCLANAHAN, KATHERINE GUPTILL, KEN GUPTILL, 
6 JULIE D. READING, JANE M. FITZPATRICK, MITCHELL MOORE, 
7 GARY WESKE, LINDA FENDER, DARRELL FENDER, 
8 DOUGLAS PALMER, JAYNE PALMER, OLENA STROZHENKO, 
9 JOHN OSTYN, MARY OSTYN, NADINE SCOTT, 

10 JERRY MERRITT, and LORIN J. LYNCH, 
11 Petitioners, 
12 
13 vs. 
14 
15 LINCOLN COUNTY, 
16 Respondent, 
17 
18 and 
19 
20 MONICA KIRK and MICHELE RILEY, 
21 Intervenors-Respondents. 
22 
23 LUBA No. 2021-118 
24 
25 JUDY CAMMANN, JOHN BLACKBURN, 
26 LAURI HINES, and PETER PREHN, 
27 Petitioners, 
28 
29 vs. 
30 
31 LINCOLN COUNTY, 
32 Respondent, 
33 
34 and 
35 
36 MONICA KIRI( and MICHELE RILEY, 
3 7 Intervenors-Respondents. 
38 
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14 
15 
16 
17 
18 
19 
20 
21 
22 
23 
24 
25 
26 
27 
28 
29 
30 
31 
32 
33 
34 

LUBA No. 2022-030 

FINAL OPINION 
AND ORDER 

Appeal from Lincoln County. 

Steve Berman filed a joint petition for review on behalf of petitioners Judy 
Cammann, John Blackburn, Lauri Hines, and Peter Prehn. Also on brief was 
Lydia Anderson-Dana and Stoll Stoll Berne Lok.ting & Schlachter, P.C. Steve 
Berman and Lydia Anderson-Dana argued on behalf of petitioners. 

Heather A. Brann filed a joint petition for review on behalf of petitioners 
Peter Briggs, Richard E. Cave, Jane C. Gibbons, Craig McClanahan, Katherine 
Guptill, Ken Guptill, Julie D. Reading, Jane M. Fitzpatrick, Mitchell Moore, Gary 
Weske, Linda Fender, Darrell Fender, Douglas Palmer, Jayne Palmer, Olena 
Strozhenko, John Ostyn, Mmy Ostyn, Nadine Scott, Jeny Merritt, and Lorin J. 
Lynch. Also on brief was Dean N. Alterman, Alterman Law Group P.C., and 
Heather A. Brann P.C. Heather A. Brann argued on behalf of petitioners. 

Christopher D. Crean filed the response brief. Also on brief was Emily 
Matasar and Bee1y, Elsner & Hammond, LLP. Christopher D. Crean and Emily 
Matasar argued on behalf of respondent. 

Daniel H. Kearns filed the intervenors-respondents' brief and argued on 
behalf of intervenors-respondents. Also on brief was Reeve Kearns, PC. 

RUDD, Board Member; ZAMUDIO, Board Chair; RYAN, Board 
Member, participated in the decision. 

REVERSED 08/08/2022 

You are entitled to judicial review of this Order. Judicial review 1s 
governed by the provisions of ORS 197.850. 

Page 2 
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1 Opinion by Rudd. 

2 NATURE OF THE DECISION 

3 The decision challenged in these appeals is a county ballot measure 

4 addressing short term rentals (STRs), which was approved by voters on 

5 November 2, 2021, and certified by the county as final on November 19, 2021. 

6 BACKGROUND 

7 Lincoln County Code (LCC) chapter 4 "Business Regulation" has included 

8 licensing and operational regulations applicable to STRs since 2016 (STR 

9 Regulations). In November 2021, county voters approved and the county 

10 certified Ballot Measure (BM) 21-203, a ballot measure making changes and 

11 additions to the STR Regulations. BM 21-203 is the subject of these appeals. 

12 BM 21-203 amends the findings and purpose statement of the STR 

13 Regulations to add references to three county residential zoning districts, as well 

14 as the county's comprehensive plan. Specifically, BM 21-203 amends LCC 4.405 

15 by adding a new subsection to the purpose statement explaining: 

16 "The people of Lincoln County find that within low density 
17 residential zones R-1-A, R-1 and R-2, a major purpose of these 
18 provisions is to control, manage and limit vacation rentals in single-
19 family dwellings to protect the character of neighborhoods for 
20 residents. Because of their location in said residential zones and 
21 their specific characteristics and potential impacts, [STRs] in 
22 dwellings in unincorporated Lincoln County require special 
23 consideration so they properly operate with respect to the 
24 Comprehensive Plan and the objectives of the underlying zone 
25 districts." Record 1. 
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1 BM 21-203 includes a variety of substantive changes and additions to the STR 

2 Regulations, including expanding the definition of "short term rental," found at 

3 LCC 4.415(16), to add the bolded language 

4 "the transient renting of a dwelling unit (including any access01y 
5 guest house on the same property) to any person(s) on a day to day 
6 basis or for a period of up to thirty (30) consecutive nights. Short 
7 term rentals are deemed commercial lodging businesses 
8 equivalent to hotels and motels. They are not residential uses." 
9 Record 3 (boldface in original). 

10 Petitioners in Briggs v. Lincoln County, LUBA No. 2021-118, appealed 

11 BM 21-203 to LUBA. The Camman petitioners filed a challenge to BM 21-203 

12 in circuit court. On March 15, 2022, the circuit court determined that BM 21-203 

13 is a land use decision subject to our jurisdiction, and transferred the Camman 

14 matter to LUBA. We assigned the Camman appeal LUBA No. 2022-030. On 

15 April 19, 2022, we issued our order consolidating these appeals. 

16 Intervenors filed a motion requesting that we dismiss the appeals on the 

17 grounds that BM 21-203 is not a land use decision. On May 17, 2022, we issued 

18 our order denying the motion to dismiss. In our May 17, 2022 order, we stated 

19 that the record in this appeal was that which was transmitted to LUBA on Januaty 

20 6, 2022 and that objections to the record must be filed within 14 days of May 17, 

21 2022. No objections to the record were filed and the appeals proceeded to briefing 

22 on the merits. 

23 We resolve the pending motions and the appeals below. 
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1 MOTIONS 

2 A. Motion to Strike 

3 ORS 197.835(2) provides: 

4 "(a) Review ofa decision under ORS 197.830 to 197.845 shall be 
5 confined to the record. 

6 "(b) In the case of disputed allegations of standing, 
7 unconstitutionality of the decision, ex parte contacts, actions 
8 described in subsection (l0)(a)(B) of this section or other 
9 procedural irregularities not shown in the record that, if 

10 proved, would warrant reversal or remand, the board may take 
11 evidence and make findings of fact on those allegations. The 
12 board shall be bound by any finding of fact of the local 
13 government, special district or state agency for which there is 
14 substantial evidence in the whole record." 

15 The county moves to strike from the petition for review references to and 

16 arguments relying upon documents and evidence which are not part of the record. 

17 Specifically, the county moves to strike references to and reliance on (!) a 

18 November 16, 2020 memorandum from former county counsel to the board of 

19 commissioners opining on the legality of BM 21-203; (2) statements by former 

20 county counsel on the legality of BM 21-203 at a public meeting; (3) comments 

21 concerning BM 21-203 made by a county commissioner during a public meeting; 

22 and ( 4) declarations by petitioners alleging BM 21-203 impacts on existing STR 

23 contracts.1 

1 The disputed materials are the former county counsel memorandum, a 
hyperlink to a YouTube video of a county board of commissioners meeting, 
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1 In response to the motion to strike, petitioners argue broadly 

2 "Respondent seeks an order from the Board striking p01iions of 
3 Petitioners' Petition for Review that refer to several publicly 
4 available documents that have been known to all patties in this 
5 matter and included in the prior circuit court record since the 
6 beginning of this litigation. Because Respondent has placed the 
7 evidence it seeks to have stricken into question by disputing factual 
8 allegations concerning 'the unconstitutionality of the decision' in its 
9 Response Brief, and the Measure is a citizen-drafted initiative that 

10 was debated at length by the Lincoln County Board of 
11 Commissioners and the County's attorney prior to passage, 
12 Petitioners urge the Board to deny Respondent's Motion to Strike." 
13 Response to Motion to Strike 2. 

14 In the alternative, petitioners filed motions to take evidence and official notice 

15 requesting that we consider the disputed materials. Response to Motion to Strike 

16 2-3. Petitioners request that, ifwe grant the motion to strike, we also 

17 "disregard any statements in Respondent's and Intervenors' briefs 
18 regarding evidence outside of the record submitted by Respondent. 
19 See, e.g., Response Brief of Intervenors Monica Kirk and Michele 
20 Riley at 4 (referring to 'a grassroots, neighbor-driven effo1i' to 
21 circulate petitions; the Board of Commissioners' alleged 'effort to 
22 stifle supp01i for the Measure' by adopting 'a competing set of STR 
23 regulations as Ordinance 523 on October 27, 2021 - less than one 
24 week before election day' and the election results, none of which is 
25 found in the record)." Response to Motion to Strike 8. 

26 We agree with the parties that the identified documents and related asse1iions by 

27 all parties to this matter are not pati of the record before us and we grant the 

28 motion to strike. 

minutes from a county board of commissioners meeting, and declarations filed 
by Camman petitioners in circuit court and with their motion for stay. 
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1 B. Motion to Take Evidence 

2 OAR 661-010-0045( 1) provides: 

3 "The Board may, upon written motion, take evidence not in the 
4 record in the case of disputed factual allegations in the parties' briefs 
5 concerning unconstitutionality of the decision, standing, ex parte 
6 contacts, actions for the purpose of avoiding the requirements of 
7 ORS 215.427 or 227.178, or other procedural irregularities not 
8 shown in the record and which, if proved, would warrant reversal or 
9 remand of the decision. The Board may also upon motion or at its 

IO discretion take evidence to resolve disputes regarding the content of 
11 the record, requests for stays, attorney fees, or actual damages under 
12 ORS 197.845." 

13 Petitioners ask that we take as evidence statements made by a county 

14 commissioner and former county counsel concerning BM 21-203. Seen 1. 

15 Petitioners' motion is not well developed. Our rules require that motions 

16 to take evidence include "a statement explaining with particularity what facts the 

1 7 moving party seeks to establish, how those facts pe1iain to the grounds to take 

18 evidence specified in section (1) of this rule, and how those facts will affect the 

19 outcome of the review proceeding." OAR 661-010-0045(2)(a). Petitioners argue 

20 that we may take the requested items as evidence because they relate to disputed 

21 factual allegations in the parties' briefs concerning the unconstitutionality of the 

22 decision but do not state with specificity what facts they seek to establish. 

23 Response to Motion to Strike 9. 

24 We assume petitioners' alleged "disputed factual allegation" relates in part 

25 to an argument in their response to the motion to strike concerning what voters 
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1 intended to accomplish with the measure. Petitioners maintain in their response 

2 to the motion to strike: 

3 "Respondent argues that '[i]t is clear from the text, context and 
4 legislative history of the Measure that the voters intended the STR 
5 licensing provisions in the Measure to apply only in unincorporated 
6 areas of Lincoln County and it thus complies with ORS 203.040.' 
7 Respondent Lincoln County's Response Brief at 15. But this 
8 argument is misplaced, given that the Lincoln County 
9 Commissioners had actual knowledge that voters were confused 

10 about the reach of the Measure prior to the election, as noted in the 
11 evidence Respondent seeks to have stricken." Response to Motion 
12 to Strike 5-6. 

13 Petitioners have not identified a factual dispute, that is, that the county disputes 

14 that a county commissioner thought voters might be confused or that the former 

15 county counsel believed the measure was legally vulnerable. Further, petitioners 

16 have not explained how these facts affect the outcome of this proceeding. 

17 The motion to take the county counsel's and county commissioner's 

18 comments and written opinion as evidence is denied. 

19 Petitioners also argue that the ballot measure impairs their contracts in 

20 violation of a state constitutional provision, and that the fact of impairment is 

21 disputed by the respondent when they argue: 

22 '" [t]here is no evidence in the record that the Measure impairs 
23 contractual obligations in violation of Article I, section 21 of 
24 Oregon's constitution.' Respondent Lincoln County's Response 
25 Brief at 2. The evidence submitted by Petitioners directly addresses 
26 these constitutional allegations." Response to Motion to Strike 7. 
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1 Respondent states that there is no evidence in the record that petitioners' 

2 contracts are impaired. Petitioners do not argue that the record contains evidence 

3 relating to their contracts. Petitioners argue that respondent disputes that their 

4 contractual obligations are impaired, necessitating consideration of the 

5 declarations. Petitioners do not explain how the declarations they wish to have 

6 admitted affect the outcome of this proceeding. Copies of contracts were not 

7 proffered but petitioners maintain in their joint petition for review 

8 "Petitioners have existing rental agreements throughout this year 
9 that will be impaired by the Measure's provisions that make their 

IO existing rental agreements at the previously acceptable higher 
11 occupancy rates unlawful and that require those Petitioners with 
12 multiple shmt-term rental licenses to cease rentals at one or more of 
13 their properties." Joint Petition for Review at 32-33. 

14 The declarations each contain similar language and do not state that contracts will 

15 be impaired but rather that they may be impaired. For example, the Blackburn 

16 declaration includes statements that: 

17 "5. My properties have current occupancy limits of 10 and 12 
18 people. It is my understanding that the current occupancy of 
19 my properties could be reduced if the Measure is allowed to 
20 go into effect, which may impair current rental contracts I 
21 have. 

22 "6. I recently updated my prope1ties' septic systems, in 2018 and 
23 2020. It is my understanding that the septic systems of my 
24 properties could have to be updated if the Measure is allowed 
25 to go into effect, which may impair current rental contracts I 
26 have. 

27 "7. As stated above, I have two prope1ties in unincorporated 
28 Lincoln County. It is my understanding that I may not be able 

Page9 

3740 of 5195



l to rent both of my properties if the Measure is allowed to go 
2 into effect, which would require cancellation of upcoming 
3 rental agreements and greatly impact my income." Response 
4 to Motion to Strike Ex C, at 2 (emphases added.) 

5 The declarations are, at best, speculative assertions that unidentified contracts 

6 may be impaired by the ballot measure. The declarations do not establish as a 

7 matter of fact that any contract will be impaired. Accordingly, the declarations 

8 do not evidence any fact that will affect the outcome of this appeal. The motion 

9 to take them as evidence is denied. 

10 C. Motion for Official Notice 

11 Petitioners also request that we take official notice of the legal 

12 memorandum and statements by county counsel and the county commissioner 

13 pursuant to ORS 40.090(2). We will take official notice of"[p]ublic and private 

14 official acts of the legislative, executive and judicial depatiments of this state, the 

15 United States, any federally recognized American Indian tribal government and 

16 any other state, territ01y or other jurisdiction of the United States." ORS 

17 40.090(2). We agree with the county that the written and verbal opinions of the 

18 county counsel and a county commissioner are not official acts of a legislative, 

19 executive or judicial depariment of the state or otherwise within the scope of ORS 

20 40.090(2) and are not subject to official notice. 

21 D. Conclusion 

22 The motion to strike is granted. The motions to take evidence and for 

23 official notice are denied. 
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1 FIRST AND THIRD ASSIGNMENTS OF ERROR 

2 A. Introduction 

3 ORS 215.130(5) provides: 

4 "The lawful use of any building, structure or land at the time of the 
5 enactment or amendment of any zoning ordinance or regulation may 
6 be continued. Alteration of any such use may be permitted subject 
7 to subsection (9) of this section. Alteration of any such use shall be 
8 permitted when necessary to comply with any lawful requirement 
9 for alteration in the use. Except as provided in ORS 215.215, a 

10 county shall not place conditions upon the continuation or alteration 
11 of a use described under this subsection when necessary to comply 
12 with state or local health or safety requirements, or to maintain in 
13 good repair the existing structures associated with the use. A change 
14 of ownership or occupancy shall be permitted." 

15 Petitioners argue in their first assignment of error's first subassignmment of error 

16 that BM 21-203 violates ORS 215.130(5) because it requires that a previously 

17 lawful use be phased out in five years, does not allow transfer of the use to 

18 another, and imposes septic and occupancy restrictions. Lincoln County's code 

19 allows and regulates the continuation of nonconforming uses. LCC 1.701. We 

20 assume for purposes of this decision, and particularly our application of ORS 

21 215.130(5), that BM 21-203 accurately categorizes STRs as nonconforming uses 

22 as that term is used in ORS 215.130(5). See VanSpeybroeckv. Tillamook County, 

23 221 Or App 677, 681, 191 P3d 712 (2008) ("Under state and local law, a 

24 nonconforming use can continue until abandoned, but alterations or replacements 

25 of the use are regulated."). Petitioners' third assignment of error's first 

26 subassignment is that BM 21-203 is unconstitutional because it is preempted by 
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1 state statutes, including ORS 215.130(5). We address these assignments of error 

2 together. For the reasons explained below, we agree with petitioners that BM 21-

3 203 violates ORS 215.130(5). 

4 

5 

B. BM 21-203 Text and Context Analysis 

1. Consistency with ORS 215.130 

6 BM 21-203 amendments to LCC chapter 4 include, but are not limited to 

7 the addition of LCC 

8 "4.422 Non-conforming uses in R-1-A, R-1 and R-2 zones 

9 "(a) Effective on the date of adoption of this measure, existing 
10 licensed STR uses inR-1-A, R-1 and R-2 neighborhoods shall 
11 become non-conforming. These non-conforming uses shall be 
12 personal to the owner of record of a prope1ty at the time this 
13 measure is adopted and shall not be assignable or transferable, 
14 and such uses shall cease when ownership of a property is 
15 transferred. It is intended that the sale of homes with a rental 
16 license will result in gradual attrition of the total number of 
17 dwellings with a sh01t-tenn rental license in the R-1-A, R-1 
18 and R-2 zones in the County. 

19 "(b) If a subdivision now zoned R-1, R-1-A or R-2 wishes to allow 
20 STRs to be licensed within its boundaries, it shall petition the 
21 County to downzone it or to create a new zoning category to 
22 allow such use. A majority of the property owners in said 
23 subdivision must vote in favor of such a zoning change before 
24 applying to the County for such a zoning change. 

25 "4.423 Am01tization, Exceptions in R-1-A, R-1 and R-2 zones 

26 "(a) License for non-conforming use of dwellings for STRs in R-
27 1-A, R-1, and R-2 neighborhoods, shall be am01tized within 
28 a five year period from the date of adoption of this measure. 
29 At the conclusion of the amortization period, all licenses for 
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1 
2 
3 
4 

STR usage of said non-conforming dwelling units shall 
expire, whether or not such use existed prior to the adoption 
of this measure unless hardship relief has been granted 
pursuant to Section 4.424 below. 

5 "(b) An exception may be made, on a case by case basis, for an 
6 accessory dwelling unit that is licensed and operating as an 
7 STR on the date of adoption of this measure, where the 
8 primary residence is not licensed or used as an STR. Anyone 
9 seeking such an exception shall file an application for such 

10 relief with the BOC not later than 60 days from the effective 
11 date of this measure. The BOC shall determine whether there 
12 is a basis for such exception to be granted. Persons who fail 
13 to file an application within the time period established in this 
14 Section shall be precluded from applying for such an 
15 exception." Record 4 (emphases added). 

16 Newly enacted LCC 4.424 is a hardship provision for property owners "who can 

17 substantiate that an investment made in alteration of a dwelling exclusively to 

18 accommodate the non-conforming use of a dwelling as an STR cannot be 

19 adequately am01tized" within the five years provided in LCC 4.423(a).2 Record 

20 4 ( emphasis added). 

21 We examine BM 21-203's text and context with the goal of discerning 

22 voter intent. The stated intent of the LCC 4.422 provision that (1) STR uses in 

23 the R-1-A, R-1, and R-2 zones will become nonconforming uses; and (2) the right 

24 to continue such uses will be personal to the owner of record and expire upon 

25 transfer of the propetiy, is to cause a gradual attrition in the number of dwellings 

2 An application for hardship relief must be made within 60 days of the 
measure's effective date. LCC 4.424( d). If the county makes the requisite finding 
of hardship, the amortization period will be extended. LCC 4.424(e). 
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1 in those zones with STR licenses, to ensure that the licenses are not assignable, 

2 i.e., not transferable, and to ensure that the "uses" cease when ownership is 

3 transferred. Record 4. ORS 215.130(5) requires, however, that the county allow 

4 the continuance of "[t]he lawful use of any building, structure or land at the time 

5 of the enactment or amendment of any zoning ordinance or regulation[.]" We 

6 therefore consider whether BM 21-203 's designation of STRs as nonconforming 

7 uses conflicts with the continuance of a lawful use of a building at the time of the 

8 measure's enactment. 

9 Although BM 21-203 includes modifications and additions to LCC 4.415 

10 "Definitions," it does not include a definition of "nonconforming use."3 LCC 

11 1.1115 defines "nonconforming use" as 

12 "the use of a structure or land, or structure and land in combination, 
13 which was lawfully established in compliance with all applicable 
14 ordinances and laws, but which, because of the application of a 
15 subsequent zoning ordinance, no longer conforms to the use 
16 requirements for the use zone in which it is located." LCC 
17 1.1115(63). 

18 Although the county argues that the definitions in LCC 1.1115, the county's land 

19 development code, do not apply to STR Regulations in LCC ch 4, LCC 1. 1115 's 

20 definition of"nonconforming use" is consistent with a common understanding of 

3 For example, BM 21-203 changed the definition of "short term rental," 
adding the modifier "transient" before the term "rental" and adding a provision 
that a STR is deemed a commercial lodging business and is not a residential use. 
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1 the term.4 Fmihermore, LCC 1.1115 definition's requirement that 

2 "nonconforming uses" have been "lawfully established in compliance with all 

3 applicable ordinances and laws" is consistent with the preexisting provision in 

4 the STR Regulations at 4.450 requiring STR license holder compliance with all 

5 applicable paiis of the LCC. 5 We will therefore rely on the LCC 1.1115 definition 

6 of"nonconforming use" as the applicable definition for purposes of this appeal. 

7 BM 21-203 states that effective upon the date of its enactment, STRs shall 

8 become nonconforming uses in the R-1-A, R-1 and R-2 zones. Said differently, 

9 because of the application of BM 21-203, STRs no longer conform to the use 

10 requirements in the R-1-A, R-1 and R-2 zones. BM 21-203 therefore presumes 

11 that prior to its enactment, STRs were allowed uses in those zones and for 

12 purposes of this opinion, we assume that is correct. ORS 215.130(5) provides that 

13 counties must allow nonconforming uses to continue. BM 21-203 requires that 

14 STRs in these zones cease after a five-year phase out period. 

15 Intervenors-respondents (intervenors) respond generally that BM 21-203 

16 imposes a business licensing regime similar to that which we concluded was not 

4 Black's Law Dictionary defines "nonconforming use" as "[!]and use that is 
impermissible under current zoning restrictions but that is allowed because the 
use existed lawfully before the restrictions took effect." Black's Law Dictionary 
1540 (7th ed 1999). 

5 LCC 4.450 provides "Owners of [STR] units who hold a valid license under 
this Chapter are required to comply with all applicable provisions of this Chapter 
and the Lincoln County Code." 
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1 a land use regulation subject to our jurisdiction in Briggs v. Lincoln County,_ 

2 Or LUBA_ (LUBA No 2021-113, Feb 10, 2022) and that ORS 215.130 is not 

3 implicated.6 Our decision in Briggs,_ Or LUBA_, does not aid intervenors. 

4 The board of commissioners' adopted amendments in Ordinance 523 to LCC ch 

5 4 are qualitatively different than those voters adopted in BM 21-203 and we do 

6 not address them further.7 

7 Instead, we look to Port of Hood River v. City of Hood River, where the 

8 petitioners appealed a voter approved ballot measure establishing a city policy to 

9 reserve ce1iain property as a public park. 47 Or LUBA 62 (2004). There, the 

6 In October 2021, the county commission adopted Ordinance 523 amending 
the STR regulations. Ordinance 523 was the subject of the appeal in Briggs v. 
Lincoln County, LUBA No. 2021-113. We determined that Ordinance 523 was 
not a land use decision and transferred that appeal to circuit court. Briggs v. 
Lincoln County,_ Or LUBA_ (LUBA No 2021-113, Feb 10, 2022). 

7 Much of intervenors' response brief argues that BM 21-203 is not a land use 
decision. For example, intervenors argue: 

"Although LUBA determined the Measure was a 'land use 
regulation' within its jurisdiction, in truth the Measure is a business 
regulation limiting the Sheriff's authority to issue or renew STR 
licenses and simply references residential zoning as an index of 
where the Sheriff can issue licenses. At most, the Measure furthers 
the County's protections for residential neighborhoods in a 'general 
or indirect way' through the business licensing program and is not a 
land use regulation." Intervenors-Respondents' Brief 1. 

To the extent intervenors intend for this argument to serve as a motion for 
reconsideration of our order denying their motion to dismiss, it is denied. 
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1 ballot measure established a "city policy 'to preserve for public parks' a specified 

2 portion of the city waterfront." Id. at 65. The prope1iy at issue was owned by the 

3 petitioner, developed with several industrial buildings, and zoned industrial, light 

4 industrial, and general commercial and the ballot measure allowed existing uses 

5 to remain as long as current operations continued. We concluded that "The 

6 negative implication of allowing existing uses to remain 'as long as current 

7 operations continue' is that new uses otherwise allowed in the industrial, light 

8 industrial and commercial zones are no longer allowed." Id. at 67. Although 

9 intervenor in that appeal argued that the ballot measure was no more than an 

10 advisory expression of voter preference regarding the future of the city's 

11 waterfront, we rejected that argument and concluded that the initiative effectively 

12 rezoned the petitioner's property. We reach a similar conclusion here. BM 21-

13 203 requires uses previously allowed in certain zones to end within five years. 

14 This violates ORS 215.130(5). 

15 ORS 215.130(5) also requires that a change in ownership or occupancy be 

16 permitted. Conversely, BM 21-03, in newly enacted LCC 4.422(a), provides that 

17 "Effective on the date of adoption of this measure, * * * [t]hese non-conforming 

18 uses shall be personal to the owner of record of a prope1iy at the time this measure 

19 is adopted and shall not be assignable or transferable, and such uses shall cease 

20 when ownership of a prope1iy is transferred." Record 4 ( emphasis added). 

21 The county argues that because there was no right to transfer an STR 

22 license prior to BM 21-203 's approval, BM 21-203 does not effect a change that 
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1 implicates ORS 215.130(5). We disagree. The prior and retained language relied 

2 on by the county is the LCC 4.420(2) provision that "[n]o license granted under 

3 the provisions of LCC 4.405 through 4.460 shall be assignable. If the dwelling 

4 unit is sold or transferred by any means, a new license is required of the 

5 subsequent owner(s) who desire to continue short tenn rental operation[.]" 

6 (Emphasis added.) The BM 21-203 change is that LCC 4.442(a) provides that the 

7 use is required to cease. 

8 LCC 4.423, also added by the BM 21-203, states in part: 

9 "(a) Licenses for non-conforming use of dwellings for STRs in R-1-
10 A, R-1, and R-2 neighborhoods shall be amortized within a five year 
11 period from the date of adoption of this measure. At the conclusion 
12 of the amortization period, all licenses for STR usage of said non-
13 conforming dwelling units shall expire, whether or not such use 
14 existed prior to the adoption of this measure unless relief has been 
15 granted pursuant to Section 4.424 below." Record 4 (emphases 
16 added). 

17 This section provides that licenses for "usage" ( as opposed to use) will be phased 

18 out in five years. Given, however, that licenses have a one-year term pursuant to 

19 LCC 4.430(2), the provision that no new license will be issued after five years 

20 serves as a back door mechanism to phase out the nonconforming use. The 

21 hardship relief available pursuant to LCC 4.424 expressly recognizes that it "is 

22 established for prope1iy owners who can substantiate that an investment made in 

23 alteration of a dwelling exclusively to accommodate the non-conforming use of 

24 a dwelling as an STR cannot be adequately am01iized" within five years. Record 

25 4 ( emphasis added). 
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1 BM 21-203 is a land use regulation requiring cessation of a nonconforming 

2 use in contravention of ORS 215.130(5). LCC 4.422's provision that "such use 

3 shall cease when ownership of a property is transferred" further violates ORS 

4 215 .130( 5) by providing that a change in ownership is no longer allowed. Record 

5 4. 

6 Lastly, ORS 215.130(5) provides, in part, 

7 "Alteration of any such use may be permitted subject to subsection 
8 (9) of this section. Alteration of any such use shall be permitted 
9 when necessary to comply with any lawful requirement for 

10 alteration in the use. Except as provided in ORS 215.215, a county 
11 shall not place conditions upon the continuation or alteration to a 
12 use described under this subsection when necessary to comply with 
13 state or local health or safety requirements, or to maintain in good 
14 repair the existing structures associated with the use." 8 (Emphases 
15 added.) 

8 ORS 215.215 provides: 

"(1) Notwithstanding ORS 215.130 (5) to (11), ifa nonfarm use 
exists in an exclusive fatm use zone and is unintentionally 
destroyed by fire, other casualty or natural disaster, the county 
may allow by its zoning regulations such use to be 
reestablished to its previous nature and extent, but the 
reestablishment shall meet all other building, plumbing, 
sanitation and other codes, ordinances and permit 
requirements. 

"(2) Consistent with ORS 215.243, the county governing body 
may zone for the appropriate nonfarm use one or more lots or 
parcels in the interior of an exclusive farm use zone if the lots 
or parcels were physically developed for the nonfarm use 
prior to the establishment of the exclusive farm use zone. 
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1 Petitioners argue that ORS 215.130(9) provides that the definition of"alteration" 

2 includes 

3 "(a) A change in the use of no greater adverse impact to the 
4 neighborhood; and 

5 "(b) A change in the structure or physical improvements of no 
6 greater adverse impact to the neighborhood[]" 

7 and that taken with ORS 215.130(5), these provisions mean that the county may 

8 not place any conditions on an unaltered nonconforming use. To the contraty, 

9 this language provides that the county may allow cetiain alterations to 

IO nonconforming uses but must allow the alterations of nonconforming uses 

11 necessaty to comply with lawful, state or local health or safety requirements. BM 

12 21-203 imposes new septic and guest number restrictions and these types of 

13 restrictions may be permissible local public health and safety requirements. We 

14 do not discuss them further. 

15 We agree with petitioners that BM 21-03 violates ORS 215.130(5) by 

16 requiring STRs in the identified zones to cease within five years and by 

17 prohibiting their transfer of ownership. ORS 215.130(5) prohibits the county 

18 from requiring lawful STRs that are nonconforming uses to cease in five years or 

19 prohibiting the transfer of their ownership. 

20 The first assignment of error's first subassignment of error is sustained in 

21 part. 
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1 B. Preemption 

2 Petitioners argue in the first subassignment of the third assignment of error 

3 that BM 21-03 is preempted by ORS 215.130. We agree that the two pieces of 

4 legislation cannot operate concurrently and that BM 21-203 is preempted by ORS 

5 215.130. 

6 "Outside the context of laws prescribing the modes of local 
7 government, both municipalities and the state legislature in many 
8 cases have enacted laws in pursuit of substantive objectives, each 
9 well within its respective authority, that were arguably inconsistent 

10 with one another. In such cases, the first inquiry must be whether 
11 the local rule in truth is incompatible with the legislative policy, 
12 either because both cannot operate concurrently or because the 
13 legislature meant its law to be exclusive." La Grande/Astoria v. 
14 PERE, 281 Or 137, 148, 576 P2d 1204, ajf'd on reh 'g, 284 Or 173, 
15 586 P2d 765 (1978). 

16 "[W]hen a local enactment is found incompatible with a state law in an area of 

17 substantive policy, the state law will displace the local rule." Id. at 149. The Court 

18 of Appeals has also held that "a local law is preempted only to the extent that it 

19 'cannot operate concurrently' with state law, i.e., the operation of a local law 

20 makes it impossible to comply with a state statute." Thunderbird Mobile Club v. 

21 City of Wilsonville, 234 Or App 457,474,228 P3d 650, rev den, 348 Or 524,228 

22 P3d 152 (2010) (local legislation regulating tenant displacement benefits more 

23 generous than found in state law not preempted.) 

24 The state in enacting ORS 215.130(5) has legislated that nonconforming 

25 uses must be allowed to continue. BM 21-203 requires that the nonconforming 

26 STR uses cease operations in no later than five years. Evidence of the 
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1 legislature's intent that ORS 215.130 constrain the county's regulation of 

2 nonconforming uses are found in ORS 215 .13 0 provisions identifying what the 

3 county may and may not do, including 

4 "(10) A local government may adopt standards and procedures to 
5 implement the provisions of this section. The standards and 
6 procedures may include but are not limited to the following: 

7 
8 
9 

10 
11 
12 
13 
14 
15 
16 
17 
18 

19 
20 
21 

22 
23 
24 

"(a) For purposes of verifying a use under subsection (5) of 
this section, a county may adopt procedures that allow 
an applicant for verification to prove the existence, 
continuity, nature and extent of the use only for the 10-
year period immediately preceding the date of 
application. Evidence proving the existence, 
continuity, nature and extent of the use for the 10-year 
period preceding application creates a rebuttable 
presumption that the use, as proven, lawfully existed at 
the time the applicable zoning ordinance or regulation 
was adopted and has continued uninterrupted until the 
date of application. 

"(b) Establishing criteria to determine when a use has been 
interrupted or abandoned under subsection (7) of this 
section. 

"( c) Conditioning approval of the alteration of a use in a 
manner calculated to ensure mitigation of adverse 
impacts as described in subsection (9) of this section. 

25 "( 11) For purposes of verifying a use under subsection ( 5) of this 
26 section, a county may not require an applicant for verification 
27 to prove the existence, continuity, nature and extent of the use 

Page 22 

3753 of 5195



1 for a period exceeding 20 years immediately preceding the 
2 date of application." 9 (Emphases added.) 

3 Such is the case here; BM 21-203 prevents compliance with ORS 215.130 and is 

4 preempted. Because we conclude that BM 21-203 is preempted by ORS 215.130, 

5 we do not address petitioners' arguments related to other state statutes. 

6 The first assignment of error's first subassignment of error is sustained, in 

7 part. 

8 The third assignment of error's first subassignment of error is sustained, in 

9 part. 

10 DISPOSITION AND REMAINING ASSIGNMENTS OF ERROR 

11 In our resolution of the first subassignments of the first and third 

12 assignments of error, we conclude that BM 21-03 is inconsistent with ORS 

13 215.130(5), which preempts local legislation that cannot operate concurrently 

14 with that statute. Accordingly, the decision is "prohibited as a matter of law." 

15 OAR 661-010-0071(l)(c) (LUBA shall reverse a land use decision that violates 

9 See for example, LandwatchLane Countyv. Lane County, 77 Or LUBA 213, 
222, aff'd, 292 Or App 415, 421 P3d 432 (2018) ("[U]nlike ORS 215.130(5), 
ORS 215 .13 0( 1 0)(b) expressly delegates to counties the authority to ' [ e ]stablish[] 
criteria to determine when a use has been interrupted or abandoned under' ORS 
215.130(7)."); Morgan v. Jackson County, 78 Or LUBA 188,206 (2018) (ORS 
215 .13 0( 11) prohibits "compelling an applicant to submit evidence regarding the 
nature and extent of the use during periods that are more than 20 years prior to 
the date of the application[.]"). 
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1 a provision of applicable law and is prohibited as a matter of law). Accordingly, 

2 we do not resolve the remaining assignments of error. IO 

3 The decision is reversed. 

IO The remainder of petitioners' first assignment of error is that BM 21-
203 is inconsistent with ORS 203.040. Petitioners' second assignment of error is 
that the BM 21-03 violates ORS 203.045(2)(6 ), ORS 215.503, and ORS 215.223. 
The remainder of petitioners' third assignment of error is that the decision is 
unconstitutionally vague, impairs contracts in violation of Article I, section 21 of 
the Oregon Constitution, and is preempted by the Oregon Planned Community 
Act and the Oregon Condominium Act. 

Petitioners' fomih assignment of error is not an assignment of error, but 
rather seeks to avoid a disposition that affirms BM 21-03 in pati and remands in 
part. Petition for Review 36-40. The county and intervenors respond with 
arguments that severance is appropriate. We do not have the authority to affirm 
in part and reverse or remand in part a decision. Dept. of Land Conservation v. 
Columbia County, 117 Or App 207, 843 P2d 996 (1992). 
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Tillamook County DEPARTMENT OF COMMUNITY DEVELOPMENT 
BUILDING, PLANNING & ON-SITE SANITATION SECTIONS 

1510 -B Third Street 
Tillamook, Oregon 97141 

www. tillamook. or. us 

Land of Cheese, Trees and Ocean Breeze 

MEMO 
Date: February 7, 2023 
To: 
From: 

Tillamook County Short-Te~m Re · ory Committee 
Sarah Absher, CFM, Direct . 

Subject: February 14, 2023, Meeting ·· 

Attached to this memorandum are copies of the following: 
• February 14th STR Advi sory Committee Meeting Agenda 
• Updated Summary of Ordinance 84 Revisions Section by Section 

o Updated summary includes third column of supplemental/background information. 
• STR Outline & Guidance Document 
• 202 1 Estimated Number of Nights Rented by STR 
• 2022 Estimated Number of Nights Rented by STR 
• STR Maximum Occupancy Summary 
• Code Enforcement Complaint Statistics Slide from presentation at May 2022 Meeting 

Public comments received since the last meeting are posted on the STR Advisory Committee page. Copies have 
also been emailed to committee members. In review of posted public comments received to date, Staff have 
compiled comments into various categories as described below: 

• Approximately 349 comments have been received to date through the public comment email address and 
staff email addresses. 

o 139 comments share general thoughts, opinions, and feelings about the existing program and 
proposed amendments. These comments also share positive and negative experiences of STRs in 
communities. 

• 68 of these comments also include statements opposing proposals for caps and density 
limitations. 

o 45 comments specifically focus on livability issues such as noise, traffic, unwanted visitor 
presence in neighborhoods, etc. 

o 13 comments specifically raise parking/traffic concerns. 
o 7 comments specifically raise issues regarding lack of enforcement. 
o 8 comments specifically raise issues regarding water availabi lity concerns. 
o 4 comments specifically raise issues regarding noise. 
o 2 comments specifically raise concerns regarding lack of housing due to STRs. 
o 2 comments specifically raise public safety concerns including lack of emergency preparedness of 

communities. 
o 7 comments reflect opposition to allowance of STRs in residential areas. 
o 8 comments support the ordinance draft amendments and committee work. 
o 124 comments refl ect general opinions that the County should continue regulating STRs under 

current program regulations, stating that existing regulations are restrictive enough. Comments 
also reflect opinions to protect existing property rights that should not be taken away as a result of 
this process. 

1 
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Tillamook County Short-Term Rental Advisory Committee Meeting 
https://www.co.tillamook.or.us/commdev 

Location: Port of Tillamook Bay Conference Center, Conference Room, 
4000 Blimp Boulevard, Tillamook, OR 97141 

February 14, 2023, Meeting Agenda 
Time: 9:30am-12:00pm 

Topic 

Welcome & Introductions 

Continuation of Discussion Ordinance 84 Draft Revisions 
(Includes 5-minute break) 

Discussion of March Agenda & Meeting Date Availability 

Public Comment 

Total 

Virtual Link for Public Meetings 

Time 

10 minutes 

110 minutes 

10 minutes 

20 minutes 

150 minutes 

Microsoft Teams is utilized for Tillamook County Short-Term Rental Advisory Committee 

Meetings. To access this link, please visit: https://www.co.til lamook.or.us/commdev 

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

Public comment is limited to 3-minutes per person. Please email Lynn Tone, DCD Office Specialist, if you 

would like to provide public testimony at the end of the meeting. 

Email: ltone@co.ti llamook.or.us. 

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

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

The Tillamook County STR Advisory Committee meets the second Tuesday of each month. Please check 
the STR Advisory Committee page to remain current on committee process and committee updates. 

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 I-800-488-8280 x3423 at least 24 hours prior to the meeting so 
that appropriate communications assistance can be arranged. 
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SUMMARY OF ORDINANCE 84 REVISIONS SECTION BY SECTION 
SECTION I EXISTING I PROPOSED I BACKGROUND/PURPOSE I MEETS INTENT? 

Section 1. Title. "Tillamook County Short-Term Title. This section has been revised to clarify intent Standard language. 
Rental Ordinance" to authorize and regulate short-term rental use of Section language is under review by 

residential properties in Unincorporated Tillamook legal counsel and County staff. 
County. Language includes repeal of Ordinance 84, 
Amendment 1 in its entirety. 

Section 2. Authority. Pursuant to ORS 203.035 Purpose and Scope. This section has been replaced Section A. to be reviewed by STR 
to state the purpose and scope of the Short-Term Advisory Committee with feedback 
Rental Ordinance. Purpose and scope description and suggestions. Purpose can be 
has been expanded to better reflect committee and aspirational in nature and does not 
program desires for reasonable regulation, need to be completely data driven. 
promotion of public health, welfare and community 
livability. Does Committee agree STR program 

and regulations have been designed to 
address, alleviate, solve livability 
issues by reducing or eliminating 
nuisance impacts of STRs on 
residential neighbors and 
neighborhoods? 

Does the purpose statement 
adequately reflect what Committee 
feels is the purpose of this Ordinance? 
Is purpose adequately upheld by 
regulatory language? 

Sections B-G to be reviewed by legal 
counsel. 

Section 3. Purpose. Purpose statement is to Definitions. This section is now the Definitions Definitions added to better address 
regulate short-term rentals in order section of the Ordinance. Definitions list has been community livability concerns related 
to enhance public safety and expanded to define newly proposed terms, create to occupancy limits, parking, garbage, 
livability within Tillamook County new definitions and to clarify existing definitions. noise, enforcement and fire/life/safety 

compliance. Most common nuisance 
complaints are related to noise, 
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SUMMARY OF ORDINANCE 84 REVISIONS SECTION BY SECTION 
SECTION I EXISTING I PROPOSED I BACKGROUND/PURPOSE I MEETS INTENT? 

parking, garbage and pet waste. 
Definitions for fire/life/safety are 
under review by County staff and legal 
counsel. 

Section 4. Applicability. States where Annual Short-Term Rental Registration Certificate Sections A and B under review by legal 
Ordinance is applicable- Required, Basic Requirements for a Registration counsel. Additional information 
Unincorporated areas of Tillamook Certificate. No Nonconforming Use Status related to Sections C and D will be 
County. Includes exception language Conferred. Subsections include requirements for presented by staff at the February 
for uses that do not require a Short- obtaining registration certificate and draft example meeting. Quantitative and qualitative 
Term Rental Permit. language for Caps and Density Limitations (example impacts remain under review by 

of implementation of two regulatory tools). County staff. 
Section 5. Definitions. Includes definitions that Application and Fees. Lists required information for Section A. Site plan language exists in 

are applicable to Ordinance 84, application of Short-Term Rental Registration. Ordinance 84 absent clarity and a 
Amendment #1 Includes language allowing site visit to property by requirement for a reasonable level of 

County STR Administrator during application review accurateness in the information 
and during operation of a Short-Term Rental. provided to staff when reviewing a STR 
Includes process for addressing incomplete application. Language has been 
applications and establishes minimum fees for expanded to include specificity of 
application review, inspection and alteration of information needed for staff to 
existing registration certificate. determine if standards (i.e. parking 

requirements) are met. Floor plan 
language added so that number of 
bedrooms can be confirmed at the 
time of staff review. Floor plan and 
site plan details can also be utilized by 
Department staff at the time of 
inspection and any reinspection(s), 
and can be effectively used as a point 
of reference for any code or ordinance 
violation issues. 
Proof of Access. Confirms property 
has legal access, identifies vehicle 
access point onto a property. 
Alterations of access point may be 
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SUMMARY OF ORDINANCE 84 REVISIONS SECTION BY SECTION 
SECTION I EXISTING I PROPOSED I BACKGROUND/PURPOSE I MEETS INTENT? 

subject to review and approval by the 
Tillamook County Public Works 
Department and local fire chief. 
Notice to Neighbors requirement 
proposed to be reinstated to meet 
communication goal between STR 
owners/operators and neighbors. 
Opportunity to partner with TC 
Visitor's Association for postcards to 
use for neighbor notification. 
Consideration that language be added 
to require new notice be given to 
neighbors upon transfer of STR 
certificate. 
Sections B-D under review by legal 
counsel and County staff. 

Section 6. Standards. Requires compliance with Terms of Annual Registration Certification and Language under review by legal 
standards for operation and Renewal. Establishes terms for length of time and counsel and County staff. 
advisement of enforcement action if transferability. Transferability section does not limit 
standards are not complied with. number of times a certificate can be 

transferred. Requires new owner to 
renew and qualify according to 
applicable standards for renewal. 

Section 7. Short-Term Rental Permit Required Application Required and Burden for Registration Sections A-C under review by legal 
and Revocation. Short-Term Rental Approval and Renewal. Section outlines counsel and County staff. 
Permit Required and Revocation. requirement for demonstration that application Section D under review by Committee. 
Language requires compliance with meets the standards required by this Ordinance. Proposed language to address parking 
Short-Term Rental requirements and Establishes burden of proof to demonstrate concerns and deficiencies in existing 
contains enforcement language if compliance with applicable criterion. Requires language. Language requiring 
requirements are not adhered to. certification by registrant that information provided registration approval and 
Requires owner to obtain a short- is correct and truthful. Establishes parking standards demonstration of compliance with 
term rental permit prior to operation and requires parking diagram. Requires operational requirements and 
of the short-term rental. Requires demonstration of transient lodging tax compliance. standards in Section .080. Third-year 
compliance with all other County Requires applicant to demonstrate all of the criteria 
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SUMMARY OF ORDINANCE 84 REVISIONS SECTION BY SECTION 
SECTION I EXISTING I PROPOSED I BACKGROUND/PURPOSE I MEETS INTENT? 

Ordinance or State Law. Requires of Section .080 are satisfied at the time of initial inspection requirement already in 
contact person to schedule fire and application and renewal. Establishes inspection ordinance. 

life safety inspection with County requirement of rental at initial application and every 
within 30-days of submittal or permit third year. 
application and that inspection will 

be performed by County by the end 
of the next working day. Short-Term 
Rental Permit shall not be issued 
until rental passes inspection. 
Where inspection is not approved, 
re inspection shall occur within 30 or 
60 days are determined by the 
Building Inspection. If repairs are 
not rectified at the time of re-
inspection, permit application shall 
be invalidated. Reapplication and 
payment of fees is required. 
Includes provisions for permit 
renewal, billing requirements, and 
Department action if permit is not 
renewed within specified timeline. 
Transferability language requires 
property owner to provide notice of 
changes within 30-days. Revocation 
of Permit language and ability to 
appeal decision to the Board of 
County Commissioners. 

Section 8. Fees Established. Establishes fees for Operational Requirements and Standards for Short- Sections A-Q: Language addresses 

application and renewal of a short- Term Rentals. Establishes operation requirements livability issues generated by nuisance 

term rental permit. Includes and standards for qualification to obtain or retain impacts of STRs in residential 

language for increase of fees. short-term rental registration certificate. neighborhoods. 
Requirements include maximum occupancy 
provisions, occupancy maximums during daytime Committee Review: A-G, J, M-Q 

hours, requirement for off-street parking, establishes 
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SUMMARY OF ORDINANCE 84 REVISIONS SECTION BY SECTION 
SECTION I EXISTING I PROPOSED I BACKGROUND/PURPOSE I MEETS INTENT? 

quiet hours. Includes requirement for zoning Committee Guidance Regarding On-
compliance. Requires electrical, structural, Street Parking Prohibition: Should a 
plumbing, venting, mechanical and other process be implemented to allow on-
improvements to a short-term rental to be street parking only on a case-by-case 
completed by a licensed and duly qualified basis where review of on-street 
contractor. Requires contact information to be parking proposals are reviewed by the 
posted and includes requirements for availability of road authority (i.e. Tillamook County 
contact person. Outlines fire and life safety Public Works) and local fire chief? 
requirements including provisions for a fire Process would require on-site parking 
extinguisher; electrical outlets and wall switches; approval be obtained prior to STR 
GFCI receptacles; smoke detectors; carbon monoxide application submittal. Documentation 
detection/alarm devices; fireplaces and fuel burning of approved parking spaces would 
heat sources; stairways; guardrail requirements; need to accompany STR application. 
emergency escape and rescue openings for Site plan would have to reflect 
bedrooms; and solid waste collection. Includes approved on-street parking spaces. 
mandatory postings for rental properties. 
Establishes prohibitions for use of vehicles and AD Us Legal counsel and County staff 
for short-term rental use. Requires posting of Good reviewing H-L. 

Neighbor Policy in rentals. 
Section 9. Short-Term Rental Permit Additional Inspections Required. Requires Sections A-C review by legal counsel 

Application Requirements. Outlines inspection at initial application and every three years and County staff. Required inspection 
application packet submittal thereafter. Requires inspection for compliance with language and time lines for 
requirements. Requirements include building codes including applicable fire and life reinspection already adopted in 
property owner information, safety codes. Requires inspection of onsite Ordinance. Onsite wastewater 
certification by the County Building sanitation inspection that requires either an treatment language exists in 

Official confirming inspection Authorization notice of the existing system. Ordinance but is not specific. 
requirements have been met, Proposed language specifies what is 

determination of maximum required to confirm system is 
occupancy and a site plan (limited to functioning as required and also helps 

dimension and location of the better determine system has been 
available parking spaces as required designed to accommodate gallons per 
by subsection 6(a)(S) of the day. 
Ordinance. Requires contact person 
information, proof of liability 
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SUMMARY OF ORDINANCE 84 REVISIONS SECTION BY SECTION 
SECTION I EXISTING I PROPOSED I BACKGROUND/PURPOSE I MEETS INTENT? 

insurance, proof of garbage service 
and completed Transient Lodging Tax 
Registration Form. 

Section 10. Continuation of a Short-Term Additional Requirements and Prohibitions. Section B for review by Committee. 
Rental. Requires re-inspection of a Establishes on-going requirements for the operation New process to receive, respond and 
short-term rental every three (3) of short-term rentals in Tillamook County. Includes process complaints. Section has been 
years and establishes fee for required information (registration number) to be revised to support committee and 
re inspection. included on all advertisements. Includes provisions community desire for an enhanced 

for required response to complaints, establishes code enforcement process to better 
protocol for contact person response with address livability and public safety 
implementation of STR hotline, includes concerns. Implementation of 24/7 
requirements for registrant or authorized agent to hotline is currently underway. 
maintain record of complaints, including language See Enforcement, Complaint, Appeal 
requiring record to be available for County and Adjudication Process_portion of 
inspection upon request. Establishes provisions for supplemental document. Is the 
inspection of registered short-term rental, including language of this section consistent 
directives for when inspection by County STR with goals of the enforcement 
Administrator may occur. Establishes prohibitions process? 
for specific activities on short-term rental properties 
including events such as wedding ceremonies, Hotline is intended to better 
unattended barking dogs and activities that exceed understand and track volume of 
noise limitations included in the Ordinance. complaints and concerns generated by 

STRs, and assist with determination of 
if a violation has occurred. Hotline 
platform uploads evidence in real 
time. Intent of hotline is not to seek 
enforcement of complaints/concerns 
addressed by contact person within 
allotted timeframe as specified in 
Ordinance. Hotline process will help in 
meeting burden of proof in 
determining if an unresolved 
compliant is a violation of the 
Ordinance. 
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SUMMARY OF ORDINANCE 84 REVISIONS SECTION BY SECTION 
SECTION I EXISTING I PROPOSED I BACKGROUND/PURPOSE I MEETS INTENT? 

Section C. Under review by legal 
counsel and County staff. Section 
gives authorization for administrator 
to conduct inspection of STR outside of 
initial and three-year inspection cycle 
if deemed necessary by administrator. 

Section D. Review by Committee. 
Event prohibition language added to 
address livability and nuisance 
concerns. Temporary use permit 
structure in place through land use 
program. Recognized event itself may 
not be resulting in livability/nuisance 
issues. Issues may be resulting from 
the number of people at the event 
rather than the event itself. 
Unattended barking dog language 
included to address community 
livability and nuisance concerns. 

Section 11 Complaints. Establishes process for Implementation of this Ordinance and Applications Sections A-C. Under review by legal 
lodging complaints regarding short- to Short-Term Rentals registered and Operating on counsel and County staff. 
term rental activities. Requires the Due Date of Its Adoption. Requires all 
complaining party to first attempt to new/initial operating licenses issued after the date 
communicate with the designated this Ordinance is adopted to implement and comply 
contact person for the rental. with all provisions contained in Ordinance. Section 
Requires 20-minute response time governs implementation and applicability of 
by contact person. Establishes Ordinance to short-term rentals that are lawfully 
process for filing complaint with the established, registered and operating on the date of 
Department of Community adoption of the Ordinance. Establishes criteria for 
Development, development of determination of a lawful pre-existing short-term 
report, maintenance of written rental. Includes example language for deferred 
records and code enforcement compliance of lawful pre-existing short-term rentals 
action taken through issuance of in relation to established caps and density limits. 
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SUMMARY OF ORDINANCE 84 REVISIONS SECTION BY SECTION 
SECTION I EXISTING I PROPOSED I BACKGROUND/PURPOSE I MEETS INTENT? 

citation, revocation of permit or When operation of a short-term rental must be 
denial of request for renewal of curtailed or eliminated as a result of the Ordinance, 
permit. establishes compensation provisions and process for 

reasonable investment in a dwelling as a short-term 
rental. 

Section 12 Compliance, Hearings and Violations. Outlines conduct that constitutes a Sections under review by legal counsel 
Arbitration. Includes revocation violation of Ordinance and determines conduct to be and County staff. 
language for three (3) or more civil infractions. Conduct includes discovery of 
violations related to the same short- material misstatements and providing false 
term rental within one (1) year. information at the time of initial application 
Violation includes non-payment of submittal or renewal; representing, advertising or 
Transient Lodging Tax and violation holding-out a dwelling where a registration 
of County Ordinances. Requires certificate has not been issued; advertising or 
written notice of closure or renting a short-term rental in a manner that does 
discontinuation of a short-term not comply with the standards of the Ordinance; and 
rental. Establishes that failure to failure to comply with substantiative or operation 
renew a short-term rental permit standards or any conditions attached to a 
within 30-days of the permit renewal registration certificate. 
date will result in permit expiration. 
Re-activation is a new permit. 
Establishes hearing process before 
Board of County Commissioners. 
Includes arbitration process. 

Section 13 Enforcement, Penalties. Requires Penalties. Establishes penalties and fines per Sections under review by legal counsel 
enforcement of Ordinance by violation. Establishes that each 24-hour period in and County staff. 
Department. Establishes Ordinance which a dwelling is used, or advertised, in violation 
may be enforced by Department or of the Ordinance or any other requirement or Committee review- "3-strikes" rule 

Tillamook County Sheriff's Office. prohibition of the Tillamook County Code is within the 12-month period currently 

Establishes person who issues considered to be a separate occurrence and a in place. Does the committee feel this 
citation shall be responsible for separate violation for calculation of fines. is adequate? Community and 
representing county and prosecuting Establishes provisions for revocation and suspension committee conversations on this 
the citation in court unless of a Short-Term Rental Certificate. Includes receipt matter have varied. 
defendant hires attorney. If attorney by the County of three (3) or more complaints about 
is hired, Tillamook County Counsel the short-term rental within a 12-month period; 
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SUMMARY OF ORDINANCE 84 REVISIONS SECTION BY SECTION 
SECTION I EXISTING I PROPOSED I BACKGROUND/PURPOSE I MEETS INTENT? 

shall represent the County in court. discovery of material misstatements and false 
Establishes penalties with maximum information; and revocation or suspension of Short-
fines per day. Establishes that each Term Rental Registration Certificate due to health 
day of violation is a separate offense and safety issues. Establishes process for 
and is separately punishable. notification of suspension or revocation of Short-

Term Rental Registration Certificate. 
Section 14. Severability. Appeals of County Decisions Regarding Short-Term Under review by legal counsel and 

Rentals. Any decision by the County approving, County staff. 
denying or revoking a Short-Term Rental Registration 
Certificate may be challenged. Establishes process 
for appeal of a decision including provisions for filing 
requirements; establishing a Hearings Officer as 
responsible party for deciding all appeals under 
Ordinance; provisions for time of filing; establishes 
fee for appeal; ability for County STR Administrator 
to establish administrative procedures for the appeal 
process; and when the hearing must take place. 
Establishes that appellant shall have opportunity to 
present evidence and argument as may be relevant 
at the hearing. Establishes that Hearings Officer's 
decision shall be based upon the record. Establishes 
standards for review and decision. Establishes 
Hearing Officer's decision is final and appealable 
only by writ of review to Tillamook County Circuit 
Court. 

Section 15. Repeal of Existing Ordinances. Severability. Standard Language- Under review by 
legal counsel and County staff. 

Section 16. Effective Date. Date to be inserted upon BOCC 

adoption of any Ordinance revisions. 
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STR OUTLINE & GUIDANCE DOCUMENT 
Committee Consideration: Do you agree with the statements below? Do you feel the draft 
Ordinance amendments have been designed in a manner to address, alleviate and solve 
livability and enforcement concerns? 

Problems the STR program is designed to address, alleviate, solve: 
1. Livability: reduce or eliminate nuisance impacts of STRs on residential neighbors and 

neighborhoods. This pertains mainly to operation of STRs. Livability problems can also stem 
from high concentration of STRs in neighborhoods necessitating consideration of long-term 
program capacity management tools. 

2. Enforcement: redesign or enhance existing enforcement program for increased effectiveness in 
addressing violations. 

3. Housing: The number of dwellings now used as Short-Term Rentals throughout unincorporated 
Tillamook County has increased significantly in the past few years. The STR program aides 
County efforts to address local affordable and workforce housing needs. Funded by STR 
Operator License fees, the County's multi-housing grant fund supports development of 
affordable and workforce housing projects to increase availability of housing for people who 
want to live/work in Tillamook County (long-term tenancy). 

Committee Consideration: Do you agree with the statements below? Do you feel draft 
Ordinance language better meets enforcement needs? 

Enforcement. Complaint, Appeal and Adjudication Process. Ideally, a well-run program has little 
enforcement because it has a good/effective complaint reporting system that incentivizes self-policing 
of STR operators and compliance: 

1. Who: STR Administrator and designee (Department of Community Development). Do not use 
sheriff's office, which is focused on criminal enforcement and public safety, not code 
compliance. 

2. Civil code enforcement officer. Do not criminalize violations. Create a civil position of STR 
enforcement officer who works evenings/nights on weekends from May 1 to Sept 30 patrolling 
residential areas and is dispatched by central call center when complaints are received about an 
STR. Do not use sheriffs office or judicial system (Justice of the Peace Court or Circuit Court). 

3. Adjudication of disputes and appeals. Use a STR or code enforcement hearings officer to 
adjudicate and decide complaints/citations issued by STR Administrator against STR's for 
violation of any regulation. Use STR or code enforcement hearings officer to hear any applicant 
appeals of license decisions by the STR Administrator. Keep BOC out of decision making because 
it tends to politicize the case when is should be a legal determination not a political call. Do not 
use judicial system (Justice of the Peace Court or Circuit Court). Appeals from local STR or code 
enforcement Hearings Officer go to circuit court as a writ of review. 

4. Low bar to filing/lodging a complaint - Do not make neighbor confront renters; do not require 
law enforcement to show-up and witness violation; do not require judicial level proof of 
violation to record a complaint. Provide a centralized call center to log complaint calls when 
they occur and to dispatch the local contact person to the STR and dispatch the county's STR 
enforcement officer to the STR 

3767 of 5195



5. Do not require judicial level proof of violation to log a complaint against an STR or to initiate 
remedial contact with renter and owner 

6. lncentivize self-policing by giving benefit of doubt to complainant, attach consequence to 
multiple complaints, annual license renewal depends on clean complaint record from previous 
year 

7. Instantaneous real-time complaint and response system (a call and dispatch center) for lodging 
complaint that is time-stamped and property specific 

8. Funding of local enforcement should be from STR license fees, special STR patrols focused on or 
limited to STR areas after hours and on weekends, not county-wide patrols for all criminal or 
civil matters 

Committee Consideration: Do you agree the operational regulations below are necessary to 

avoid or eliminate nuisance impacts of STRs? Is the existing and draft Ordinance language 
adequate? 

Operational Regulations designed to protect public health safety and welfare, avoid or eliminate 
nuisance impacts of STRs, focused on livability issues: 

1. Parking- require enough (number) on-site parking spaces to serve the use without using on
street parking. Not a question of ticketing someone who parks on the street but requiring STR 
licensees to provide on-site (off-street) parking and have their guests use it. 

2. Garbage require regular garbage & recycling service and suitable collection containers and 
location, impose rules on set-outs. 

3. Occupancy limits - limit on number of bedrooms and limit on number of people per bedroom, 
e.g., 2 people per bedroom plus 2 additional people. 

4. Post rules conspicuously inside for renters' benefit and outside for neighbors' benefit, along 
with contact information for problems. County should provide a uniform poster. 

5. Building Code Compliance - require inspection by building official and current compliance to 
obtain STR license and require reinspection every 3 years to renew STR license. 

6. Fire/Life/Safety Compliance - require inspection by building official and current compliance to 
obtain STR license and require reinspection every 3 years to renew STR license. 

7. Septic Compliance- require Existing System Evaluation Report (ESER) inspection to obtain STR 
license and reinspection every 3 years to renew STR license. 

8. Noise- comply with functional noise limitation during "quiet hours," e.g., no amplified music 
and no noise audible from the STR at the property line between 10 pm and 7 am. Avoid 
quantitative limitation. 

9. Near-by Responder- require a responsible representative that can respond by phone to the 
STR immediately when a complaint is received and can get to the STR within 20 minutes if 
needed to address nuisance complaints. Responsible representative available 24/7. 
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Estimated # STRs by# Nights Rented - CY 2021 

# Nights Rented 

Q 1-29 30-100 101-200 201-365 Total 

STRs in: 

Neahkahnie 4 6 20 18 21 69 

Neskowin 14 9 34 43 38 138 

Netarts 6 4 20 20 25 75 

Oceanside 4 9 21 35 40 109 

Pacific City 36 35 68 85 54 278 

Tierra Del Mar 1 2 10 11 2 35 

Total 68 68 174 212 182 704 
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Estimated # STRs by# Nights Rented - CY 2022 

# Nights Rented 
Q 1-29 30-100 101-200 201-365 Total 

# STRs in: 
Neahkahnie 11 12 12 27 22 84 

Neskowin 40 21 28 50 45 184 

Netarts 15 13 18 26 31 103 

Oceanside 16 12 18 47 39 132 

Pacific City 58 33 100 94 43 328 

Tierra Del Mar 11 .2. 13 12 ~ 50 

Total 151 96 189 256 189 881 
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Maximum Occupancy Summary 
as of 2/1/2023 

Maximum Number of 
Occupancy STRs 

Up to 5 249 

6 - 10 796 

11 - 15 151 

16 - 20 25 

More than 20 4 

Total 1,225 
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L nn Tone 

From: 
Sent: 
To: 
Cc: 
Subject: 
Attachments: 

caroline kirk <caroline.victoria.kirk@gmail.com> 
Monday, January 9, 2023 6:22 PM 
Lynn Tone; Sarah Absher 
Elvis Lloyd 
EXTERNAL: Short Term Rental Issues: 7250 Sag ha lie Ln, Pacific City 
Saghalie Lane_Access restrictions Jan 2023.pdf 

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

FAO: Tillamook County Short Term Rental Ordinance Review: 

Subject: 7250 Saghalie Ln, Pacific City: Short Term Rental 

Detailed below, comments for the committee's review and inclusion in the record. 

We write in support of, and to provide supplemental information to, a letter that our neighbors wrote to you regarding a 
short-term rental property that is creating access issues for the residents of Saghalie Lane in Pacific City. (Copy of the 
other letter attached below) 

The property, 7250 Saghalie Ln, Pacific City, was sold to a consortium of owners in May of this year and from mid
summer has been available, via Meredith, as a STR property for up to 14 people. A lot of the time, occupancy has been 
observed to support more than 14 people. 

Even at 14 people occupancy, the parking situation at the property is NOT conducive to this without serious 
infringement of access to all adjoining houses and in contravention of safe access for emergency vehicles as well as ease 
of access to all other delivery/ service vehicles entering the street. 

As full time, permanent residents at 7265 Saghalie Lane, we have been impacted the most by the issues that 
(unfortunately) are persistent and ongoing and not improving. We have had to report issues to Meredith on multiple 
occasions (upward of 6) since the house was first put up for rental in the middle of summer in 2022. We have discussed 
multiple times with the property managers and area managers the issues we are encountering BUT nothing 
changes. Whilst the staff at Meredith are very apologetic and have on occasion sent a security team to investigate and 
try and move cars, there is no willingness to change the occupancy/ restrict the number of vehicles that are permitted 
to be parked at the property. 

The property is large and has 6 bedrooms BUT the space that it occupies on the site is wholly at odds with supporting 
parking for that many visitors. I have attached a map of the street and shown the issues we are facing. All adjoining 
properties are unable to access their garages properly when the street is blocked by visiting cars to be able to turn and 
reverse trailers/ boats into their driveways/ garages. 

On occasion vehicles from the STR house have parked on neighbors driveways/ blocked access and we have had to have 
conversations with multiple tenants about the parking in order to be able to access our property. 

Conversation directly with some of the owners when they visited proved equally frustrating. They suggested that we 
deal directly with the tenants (by knocking on the door) vs registering complaints with the management property-this 
is highly irregular and not something we would be comfortable doing. 

1 
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The issues continue - it is very rare that when rented there are NOT issues. Multiple residents on the street have voiced 
safety concerns to the rental company, all of us are frustrated by the lack of control that is being enforced and 
collectively we would ask that the situation/ agreement that is in place for renting this property be addressed by the 
committee. We ask that this is brought before the committee when they meet this week. 

We can provide any number of photographs you require to support the issues we have faced since this S.T.R. started in 
the middle of last year. 

Yours sincerely 

Caroline and Elvis Lloyd 
7265 Saghalie Ln, Pacific City, OR, 97135. 
916.316.2502 / 909.648.8303 

2 enclosures: 

Attachment 1: Site Map - attached as PDF 

Attachment 2 (body below): Letter from Jim Bartel 

To: Tillamook County Short Term Rental ordinance review 
I write in support of needed changes to Ordinance 84. We have owned a home on Saghalie in Pacific City for over 20 
years. Saghalie is a small cul-de-sac, with 5 homes and limited parking. 
The public portion of Saghalie needs to be unobstructed in order to provide access to first 
responders and medical vehicles as needed, delivery vehicles, law enforcement, access to 
homes, and general livability. Last year the county gave a permit for STR to investors who 
bought the house at 7250 Saghalie. The STR is managed by Meredith. The house has a two 
car garage and a parking apron for two additional vehicles. Because of it's positioning on the 
street, vehicles parked behind the apron protrude into the street, interfering with or blocking access. It is common, 
however, for renters to not use the garage, and to park 4, 5, 6, even 8-10 vehicles outside, all but two of which are in the 
public street, which creates a dangerouscongestion on the treet. Complaints to Meredith about this are met with polite 
gaslighting. 

Complaints to renters invite confrontation. Meredith blames the renters, the renters blame 
Meredith, and the bad situation continues. 
A large reason for this, and other livability problems, is the way Ordinance 84 is written. It 
provides the illusion of at least some regulation but is in fact toothless, almost as though written by realtors and STR 
management companies. For example, it provides that parking violators {I.e. renters who will by definition be leaving) 
can be ticketed and fined. Imagine calling the 
overworked Tillamook County sheriffs office to ask that an officer drive to Pacific City to issue a p~rking ticket! How 
effective can that be? The ordinance should put responsibility for this, and other violations, directly on the STR 
managers and owners in addition to renters. It should provide clear, easily enforced rules, such as: imposing fines of at 
least $1000 per violation on owners and managers, placing their permit to rent on probation automatically upon the 
first violation, suspending the permit automatically upon the second violation, and revoking it automatically upon the 
third violation, with provisions for reinstatement only after a hearing (at which neighbors must be invited to testify). 
Permits should not be reinstated unless Owners and STR managers adopt clear, easily enforced rules to prevent future 
violations. 

Ordinance 84 as written puts the onus of enforcement, such as it is, on victims and -as to 
parking-on renters. It creates a lengthy and expensive process to challenge permits. This is a 
disincentive to homeowners impacted by violations to try and have them cured or stopped. It appears toothless and, to 
me, disingenuous. 

I am concerned also about the potential liability of Tillamook County for its role in creating 
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situations such as the parking danger mentioned above, by adopting illusory "regulations". 
I also support the measures proposed by Save Our Neighborhood . I appreciate that STR taxes are nice, but that should 
be balanced with the safety, needs, and interests of us all. After all, we own homes here. We pay taxes too. We support 
our community. And we vote. 
Jim Bartels, bartels.jim@gmail.com 
January 8, 2023 
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Currently S.T.R. at 7250 Saghalie Ln is 
set up to allow 5 cars (14 people house 
occupancy). 

In speaking with Meredith on multiple 
occasions, the understanding is that 1 

car fits in the garage (one side of the 

garage is restricted due to laundry facilities) 

and 4 cars are currently listed as being 
permissible outside the garage. 
This is already an issue. Only 2 vehicles 
are currently to be ""legally parked" 
without encroaching on the access 
circle. 

As you can see, by allowing any more 
than 1 deep outside the garage, access 
is restricted to all other properties with 
any vehicle trying to make a turn and 
reverse onto their property and does 
not allow turn circle to be kept 
accessible for emergency services, 
utilities or deliveries. All neighbors' 
garage access is compromised .. 

On multiple occasions cars have been 3 
or 4 deep - one incident had 9 cars 
parked for the weekend at the 
property. 
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To: Short-Term Rental Advisory Committee 
Sarah Absher, CBO, CFM, Director 

Date: January 9, 2023 

Thanks to all of you for the time and energy you have devoted to studying and tackling this 
thorny issue that has generated significant passion and a broad range of diverging perspectives. 
You have taken on a tough assignment, and your service is appreciated. 

As regular visitors to Pacific City for more than 20 years, property owners for over 11 years, and 
aspiring residents hoping to begin construction on our long-term retirement home with a local 
contractor in the current 2023 season, we would like to (1) share our views on the regulatory 
options you have put forward for public consideration, and (2) underline the greater emphasis 
that we believe needs to be placed on enforcement of existing regulations. 

Ultimately, the vast majority of the heat around STRs has been generated by the minority of 
renters who violate common-sense livability rules, and by the property owners and managers 
who fail to enforce them. Proposals to cap the number of STR permits-' whether county-wide, 
or within yet-to-be-defined geographic sub areas, are a blunt-instrument, defeatist response to 
the perceived difficulties of an effective program of enforcement. We believe an enhanced 
version of the "Hello Neighbor Plus" program that has already gained considerable traction 
would provide a more appropriate response. Continuing down the path of permit caps -
particularly if existing rental permits are allowed to be transferred to new owners upon sale -
will: 

• Create an arbitrary, permit-as-asset system of economic haves and have-nots in the 
county, with minimal turnover in permitted owners and properties. 

• Consign would-be visitors to the county to a rapidly aging stock of rental housing that 
will eventually become non-competitive, because the caps will depress incentives for 
renovation, and eliminate incentives for new construction. 

• Encourage (as has demonstrably already occurred) a mad rush for STR permits, including 
dozens of permits acquired over the past year for properties with no documented 
record of actual rentals. 

• Stunt the vitality of a key sector of Pacific City's (and possibly other communities') 
economic base, real estate values, and local businesses, as well as needlessly deprive 
the county of a growing stream of both STR fee revenue and TL T tax revenue. 

Instead of the "permit cap" approach, we encourage the county to strengthen the livability and 
economic health of Pacific City and other Tillamook County communities by capturing STR fee 
revenue and dedicating that income to a meaningful program of enforcement that would: 
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• Ban STR permit holders from renting their properties to individuals with repeated 
documented violations. 

• Strip properties and property owners of their permits when documented violations 
exceed a designated threshold. 

• Establish "interim sanctions," such as escalating fines, for repeat rental violations. 

• Under any system of capped permits, withdraw permits from those who do not actively 
use them - in order to remove the block on other County property owners from 
engaging in a legitimate economic activity, thus increasing the county's STR fee and TLT 
tax revenue. 

Effective enforcement would eliminate the need for any system of caps, but if caps were 
nonetheless to be implemented, they should (1) in no case be transferrable with sale of the 
property, (2) apply to all property owners equally, and (3) apply as a cap on the number of 
rental days per rental property per year, not as an exclusion on who is permitted to rent their 
residential properties. 

All aspiring permit holders should undergo the same permit application process and scrutiny, 
with no free passes or advantages over any other STR permit applicant. Advantageous 
treatment of those buying an existing permitted property, as opposed to those (a) buying a 
non-permitted property; (b) existing County residents and property owners renting their 
existing property for the first time; or (c) investing large sums in new construction would be 
clearly unfair, and almost certainly subject to costly and likely successful legal challenges. In 
addition, policies of this type would have a negative and potentially severe impact on the 
regeneration of the housing stock in Pacific City (and potentially other communities in the 
County). 

Thank you again for taking the time to read and consider our input. The remainder of this letter 
consists of brief, bulleted feedback on the six specific regulatory options on which you have 
requested community reaction. 

Best regards, 

Doneg McDonough and Zan Northrip 

REGULATORY TOOL OPTIONS 

1. Limitation of Number of Nights Rented 

• Not necessary if regulatory enforcement is improved. 
• Acceptable as a second-best option and would probably encourage rental 

property owners to act more like responsible residents. 
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2. Permit for Primary Residence Only 

• Not necessary if regulatory enforcement is improved 

• Likely to result in a decline in real estate values, local business activity, and 
economic base of Pacific City. 

• Dubious legality-the cited 9-month requirement has no basis in state law, 
which typically governs questions of primary residence. 

• Would severely constrict availability of vacation rentals, because this policy 
would undermine the common and long-standing practice of pre-retirement 
families establishing vacation homes, which they also rent out, until they are 
able to occupy them on a longer-term basis. This would damage the tourism 
industry in Pacific City and potentially other Tillamook County communities. 

• Begs lawsuits from the vast majority of current STR permit holders, who do not 
have their primary residence in Tillamook County. 

3. Distance and Density Limits 

• Not necessary if regulatory enforcement is improved. 

• Likely to result in a decline in real estate values, local business activity, and 
economic base of Pacific City. 

• Would lead to great uncertainty on how one's place on a waiting list would be 
determined and when, if ever, a property owner would be permitted to rent 
their property. 

• Particularly in Pacific City, this is completely impractical and would de facto lead 
to no new STR permits being issued, essentially ever. 

4. Establishment of a Cap 

• Not necessary if regulatory enforcement is improved. 

• Likely to result in a decline in real estate values, local business activity, and 
economic base of Pacific City. 

• If transferability is maintained, a cap is completely impractical and would de 
facto lead to no new STR permits being issued in Pacific City, essentially ever. 

• Will be challenged, likely successfully, by those adversely impacted by the cap. 
What, for example, is the compelling County interest in providing economic 
advantages to new outside buyers purchasing an already-permitted property, 
while discriminating against buyers, owners, and builders, many of whom have 
been paying Tillamook County property taxes for years? 

5. Transferability Prohibitions or Limitations 

• Not necessary in the absence of a cap, which is itself not necessary if regulatory 
enforcement is improved. 

• If rental caps are applied, it is absolutely essential to have zero transferability of 
existing permits, because there is no legal basis for a capped system that ties 
transferability to the property itself, as opposed to the owner of that property. 
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• Properties are insentient - they do not rent themselves, vet or oversee their 
renters, or have any commitment to community values or standards. All of these 
are the responsibility of property owners. A system of transferrable permits 
arbitrarily assumes, with no evidentiary basis, that a new owner is going to 
exercise the same level of responsibility as the prior owner. 

• In addition, a system of transferable permits effectively assigns to new owners 
property rental rights that supersede the rights of existing residential property 
owners (who are currently blocked from securing permits). 

6. STR Ownership Limitations 
• Not necessary if regulatory enforcement is improved. 
• No strong objection, but unlikely to have much practical effect. Uncertain how 

an ownership limitation would apply to corporate entities. More data should be 
gathered on the number of multiple STR permit holders. 
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January 9, 2023 

TO: Tillamook County Short-Term Rental Advisory Committee 
FR: Mark and Janelle Thompson 
RE: Draft Ordinance 84 Revisions 

Dear STR Advisory Committee, 

Thank you for accepting these comments on the Draft Ordinance 84 Revisions provided today. Me and 

my wife Janelle have been anxiously awaiting the release of the draft, and were hopeful that it would 

represent'reasoned rules that were well-tailored to address identified problems identified by the STR 

Advisory Committee related to Short-Term Rentals. vye were disappointed in many of the provisions, 

and believe that they appear to instead include a variety of random ideas about how to interfere with 

short-term rentals, rather than an approach that gets at the main concerns local residents may have. We 

will plan to provide further comment in the future on these topics as the STR Advisory Committee gets 

closer to its final recommendations. 

For tonight, we wanted to address one particular issue. It is that the rules appear to make even existing 

short-term rental permit holders' rights to rent their property subject to severe limitations. Specifically, 

after 5 years, existing STR permit holders are subject to losing their permit if another STR permit 

holder operates a property within 250 feet. 

We are opposed to this restriction on our rights and would intend to take action to oppose it, as we 

believe it is also inconsistent with Oregon's constitution, and case law regarding the nature of residential 

property in Oregon. We expect that the Advisory Committee has sought legal advice on this topic, and 

we are hopeful that the Board of Commissioners will be made aware of the risks of acting in 

contradiction to these requirements. 

Additionally, we note that the provision regarding the 250 foot restriction seems unworkable on its 

face. For example, we would be interested in understanding what is intended under a situation where 

an existing permit holder applied to renew a permit, and the county found that another STR property 

was within 250 feet, and therefore denied the application. Specifically, we have the following questions: 

1. Where two STR properties are within 250 feet of each other, which property is allowed to 

operate and which is denied a permit? 

2. Is the answer to question 1 dependent on whose permit needs to be renewed first? If so, 

wouldn't the outcome be that the first to renew is denied, and the second is granted? 

Wouldn't this go on in perpetuity, denying the first applicant a chance to rent their property 

until the one that applied second ceases to run an STR? If so, this would seem arbitrary and 

unfair. We hope that you will at least clarify what is intended. 
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3. Is this provision intended to be enforced only on new permits issued after adoption of the 
ordinance? (According to the draft rules, that doesn't appear to be the case unfortunately) 

Again, we plan to be involved in the processes going forward to identify other problems with the 

proposal, but we wanted to provide these comments immediately to see if we could get clarity about 
what is intended. 

We note that we also have questions about how a neighborhood cap would be imposed if the existing 

STR rental properties exceed the cap. In such an instance, how would the County determine whose 

permits to revoke? 

Thank you for your consideration of these comments. 

Sincerely, 

Mark and Janelle Thompson 

503-706-0434 

markthomps@msn.com 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Paula Sansum <psansum@gmail.com> 
Tuesday, January 10, 2023 9:02 AM 
Lynn Tone 
EXTERNAL: Tillamook county STRs 

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

I am very sorry to hear of widespread illness in your department. 
45 minutes prior to meeting time is not sufficient to read and respond to these proposed ordinance changes. 
One important consideration in my unincorporated neighborhood is the 'grandfathering' of STR property. 
It seems that requiring a new owner or managing family member to re apply for a STR certification, may assist in 
diminishing the current over population of STRs operating within our small unincorporated neighborhood. 
I do hope extended time for more thoughtful comments will be allowed for these very important considerations. 
Thank you. 
Respectfully, 
paula sansum 
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L nn Tone 

From: Sarah Absher 
Sent: 
To: 

Tuesday, January 10, 2023 8:30 AM 
Lynn Tone 

Subject: Short Term Rentals - Neahkahnie is a loophole 

From: Elisa Klein <elisa@societypage.net> 
Sent: Tuesday, January 10, 2023 8:22 AM 
To: Sarah Absher <sabsher@co.tillamook.or.us> 
Cc: Steven Klein <steven.klein@kidder.com> 
Subject: EXTERNAL: Short Term Rentals - Neahkahnie is a loophole 

[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 Sarah and other neighbors, 

The gist of what I want to s~y is that our residential neighborhood in has been left unprotected from 
commercial enterprises. We are not zoned commercial, but because of a lack of regulatory oversight, we have 
become just that. We built our family home over 25 years ago on a vacant lot on 1st Street in the hillside 
community of Neahkahnie. We do not rent it to others. 

Our unincorporated pocket of Tillamook County is directly adjacent to the city of Manzanita, where there ARE 
restrictions on short-term rentals. We are a loophole, plain and simple and the unfettered establishment of 
rental homes is diminishing our neighborhood's quality of life. Promotional material for those short-term 
rentals is even marketed as being located in Manzanita. The lack of regulation reduces the number of family 
homes which could be used, even for long-term rentals, by people who work in the area. There's a shortage of 
housing in our area, so much so that restaurants have transitioned to 'take out only' and other businesses 
have struggled to find proper staffing. The need for housing is growing. 

Part of what drew us to the area was the friendly neighborhood and all of the people who welcomed us. It was 
a true community. Our next-door neighbors, the Stillwells, offered to have us stay at their home for free to 
supervise construction. On the other side of the lot, we discovered we had many mutual friends with the 
couple who owned the house and have continued to exchange our crab for their baked treats for over two 
decades. We are not just neighbors, we are friends. We care about our neighbors. For example, during 
construction, we realized the roof height was slightly too high and voluntarily had our contractor re-check and 
reframe the house, so the roof was the proper height. We did that because we didn't want to impact the view 
of our neighbors behind us, across the street. We also spearheaded the project to have utility lines buried to 
protect them against storms and increase the beauty of the view. When some residents said they couldn't 
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pay, we voluntarily made up the difference, because we realized what was good for us, was good for 
everyone. 

We had the expectation that we would have neighbors in our neighborhood, not be situated in the middle of 
a cluster of homes for rent without occupants. That does not create community. This saddens me. 

We appreciate your attention to this matter, 

Sincerely, 
Elisa Kayser Klein 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

-----Original Message-----

Public Comments 
Tuesday, January 10, 2023 3:55 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: draft STR ordinance 

From: John Leigh <1eighj27l7@gmail.com> 
Sent: Tuesday, January 10, 2023 2:28 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: 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.] 

Hello. The proposed 100 sq ft minimum for a two-person bedroom seems arbitrary. My STR is quite small and has only 
one bedroom, 75 sq ft. That is plenty to fit a queen bed. Also, a loft nicely accommodates a bunk bed. The house is 
small and cozy and is perfect for a couple or a family. For a small house, there should be allowance for a small (but 
adequate) bedroom and a loft. Thank you for considering my comment. 
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L nn Tone 

From: Public Comments 
Sent: Tuesday, January 10, 2023 12:42 PM 
To: 
Subject: 

Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: STR proposed changes 

From: Keith Campbell <telictoo@gmail.com> 
Sent: Tuesday, January 10, 2023 11:22 AM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Cc: Mason Pfrimmer <mason.pfrimmer@vacasa.com> 
Subject: EXTERNAL: STR proposed changes 

[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 Committee members: 

We have a STR property in Pacific City. This property has been in rental rotation for the past 24 years. Generally, the 
proposed rule changes are reasonable and we can appreciate the necessity to work cooperatively with permanent 
residents. 

There are several issues however that are not accounted for by the proposed regulations. 

1. STR properties are not evenly distributed throughout incorporated areas. For example, some areas are 
comprised almost entirely of STR properties. Other locations may have two only side by side in a neighborhood 
and no others. The 250 ft requirement would mean one owner could retain their certificate the other would not 
- this is inequitable. Also, how would that be determined? 

2. The 250 ft. proximity is too much. Property line setbacks for homes are a fraction of that requirement. This has 
the prospect of eliminating a third to half of STR rentals in some areas. 

3. Related to #2 - some areas are almost entirely STR homes already. These changes mean that some people will 
be winners under the new system and others will be hurt. 

4. It doesn't appear that the County is considering the severe economic impact to not only the home owners but to 
affected businesses and subsequently to County revenues. The proposal, as written, has significant potential to 
diminish businesses, services and to suppress the economy throughout the county, STR caps at current levels 
would at least forestall some of this. As written, there will be a significant loss of properties and the income 
generated for the local economies. 

5. It appears that major beneficiaries of these rule changes will be the formal lodging industry (e.g. resorts, motels, 
etc). 

Please consider a provision for current STR homes to qualify for certification with the approval of adjoining 
neighbors. Some of us have lived in harmony with our next door neighbors for years/decades. The proposed changes 
seem to be targeted toward some (minority?) residents complaints rather than majority interests. These folks have valid 
concerns. I believe that an enforcement system that addresses noise, overflow and bad behavior by guests through loss 
of their STR certification is preferable to the proposed structural changes that affect everyone. 

Respectfully Submitted, 
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Keith & Barbara Campbell 
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L nn Tone 

From: Public Comments 
Sent: Tuesday, January 10, 2023 10:30 AM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Tillamook County Commissioners and STR Advisory Committee 

From: Anna Bananna <ajcolaric@aol.com> 
Sent: Tuesday, January 10, 2023 12:14 AM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Tillamook County Commissioners and STR Advisory Committee 

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

To: Tillamook County Commissioners and STR Advisory Committee 

From: Wayne & Anna Colaric 

We would like to provide you with some comments and questions regarding Short Term Rentals. 

*Our home is in Netarts. We are in favor of Short Term Rentals and the Oregon Coast has been a popular short term 
vacation location for well over 100 years. Netarts is no exception. People who buy property in areas that have historically 
been tourist destinations, should expect and understand this. It's like buying property in the flight path of an airport and 
then complaining about the airplanes. Tourists love Oregon and who can blame them? 

*When we bought our Netarts home, we were not anonymous outsiders looking for an investment opportunity. I was born 
and raised in Oregon. I graduated from Portland State University. My Norwegian great-grandparents left Norway and 
emigrated to Astoria. My parents retired to Netarts over 30 years ago, where my Mother continues to live. We spend 
several months a year with Mom, and in 2015 bought a home 2 miles from her. We're senior citizens who still work and 
have adorable grandchildren who love Netarts. 

*Our home had been a Vacation Rental, but the license had lapsed while the house was for sale. We upgraded the home 
and in 2018, obtained a new Short Term Rental License and have continued to comply with County regulations. This isn't 
always easy, as the County keeps changing the rules and raising fees. 

*We're not rich and we didn't buy our house to make it a permanent rental or get rich. When we aren't using it, we rent it 
to vacationers to offset the cost of owning it. This is exactly what many Oregonians have been doing for years. This is a 
way for an average family to enjoy a home on the coast, or be close to family they love, which would otherwise be out of 
reach and reserved only for the wealthy and elite. 

*We don't understand the unequal treatment of Vacation Rental properties. For example, there is a county wide noise 
ordinance for Vacation Rentals, yet none for other properties. Why not a noise ordinance for everyone? We have heard 
plenty of late night noise coming from homes that are not Vacation Rentals, yet there is no enforceable restriction in place. 

*When we're not in Oregon, we live in Scottsdale, Arizona. Scottsdale attracts a huge number of tourists. We have lived 
next door and across the street from two Vacation Rentals. During that time, Scottsdale had none of the restrictions 
currently in place in Tillamook County. The only issue we ever had with these two Vacation Rentals, was a fork that 
somehow ended up in our backyard. We're not saying there are never problems with renters, just that we haven't 
experienced any. We have experienced lots of issues with property owners, and unlike Vacationers, they don't leave in a 
few days! 
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*Lastly, we don't resent the thousands of tourists who flock to Scottsdale to escape cold and rainy winters. We 
understand why they visit and know their tourist dollars are good for the economy. Of course, it is annoying having busier 
streets, lost drivers or people driving 30 mph in a 45 zone. That's life! 

We believe most Oregonians go out of their way to be kind, friendly and welcoming to visitors. We're all tourists 
sometimes .... 

Thanks for listening ..... 
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L nn Tone 

From: Public Comments 
Sent: Tuesday, January 10, 2023 10:30 AM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: County Official Negligence relating to STRS 

From: Chris <chrismariebinge@gmail.com> 
Sent: Monday, January 9, 2023 11:13 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: County Official Negligence relating to STRS 

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

County officials by law must be neutral and unbiased. 

I would like to sight the negligence of our Tillamook County officials in hiring Dan Kearns with our tax dollars, to 
orchestrate these incredibly outrageous "draft" ordinances against STRS. Dan Kearns and his law office have an 
indisputable background and public stance against STR ownership, with several public articles and public records clearly 
showing his stance against STR ownership including "27" comments and statements against STR ownership. 

The county officials have ignored the STR committee's recommendations and have instead came up with their 
own draft ordinances. If the county ignores the large amount of public comments, constituents, and STR 
committee's thoughtful advice and chooses to listen to Dan Kearns ( a clear advocate against STRS) they are heading for 
an expensive legal battle with the tax payers money. I am sure that will please Dan Kearns, who has already been 
involved in advocating against STRS on the entire Oregon Coast, and lining his pockets by making a career off finding 
loop holes to try and remove property rights as well as block and reduce overnight visitor access to the Oregon coastal 
zone. 

This is your wake up call Tillamook County Officials ...... 

You have a chance to do the right thing. I urge you to do the right and ethical thing here before your integrity is 
questioned before the highest court of law. Or you can continue to put all of your trust in Dan Kearns, and keep 
documenting the blatant biased stance on the STR community and ignore the recommendations you were given by the 
STR advisory board that was put in place to work on your constituents behalf. 

What will you do? 

Christine Binge 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Meadow Davis <meadowandcorey@gmail.com> 
Tuesday, January 10, 2023 11 :50 AM 
Lynn Tone 
EXTERNAL: Jan 10 STR Ordinance draft 

[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 Lynn, 

I have read through the draft STR Ordinance and support the terms in it. As I have mentioned in previous emails, we 
consistently sell more real estate in Neahkahnie every year than any other broker(s). While the new Ordinance will have 
a learning curve for realtors to understand it fully and be able to explain it to their buyers/clients, overall I believe the 
restrictions on STRs will positively affect property values in our area. It would be wonderful to see a bullet point type 
document or FAQs we could share with buyers/sellers once this Ordinance is adopted- which could then point them to 
the full Ordinance as their due diligence in a purchase. 

Thanks to everyone for all of their work on this important Ordinance. 

Regards, 

Meadow 

r==-========----1 Meadow+ Corey Davis I Home+ Sea Team 
0 Cascade Hasson Sotheby's International Realty 

m: 503.812.9543 

e: meadowandcorey@gmail.com 

offices: Manzanita I Cannon Beach I Gearhart 

Live Listings Data & Statistics 
at www.homeandsea.us 

-------- [Ei] [Ei] [Ei] [Ei] 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Loren Krebs <krebs4748@gmail.com> 
Wednesday, January 11, 2023 2:19 PM 
Lynn Tone 
EXTERNAL: Draft Proposal for new STR requirements and regulations 

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

My wife and I have been coming to Neskowin for many years. First as STR renters and then purchasing a vacation home 
in 1994. Finally, we moved here full time to a home we built in the Village in 2020. We have made Neskowin our home. 

We support the Draft regulations for STR's and hope they will help solve many of the problems we are currently dealing 
with. In recent years, the number of STR's has increased exponentially and it has had adverse effects on 
Neskowin's livability. We live near several STR's and have spent far too much time cleaning up garbage that has been 
scattered by bears, raccoons, and crows. We have a rental house nearby that fills a garage, and a wide driveway with 
cars and then have the overflow park in the street. 10 or 12 cars are not unusual and the cars in the street effectively 
make Breakers Blvd a one-way street. We understand and support that this is a recreation community, but we also see 
the need for better_ regulations to control the number of STR's before we lose the charm of Neskowin. 

We do have some additional issues we would like to see considered: 

1. We would like to see a limit of one STR permit per owner. This would eliminate a person buying up multiple 
properties and operating as a rental business in a residential area. 

2. We would hope that rental management companies would be prevented from owning and operating an STR for their 
own benefit. Again, operating solely as a business in a residential area. 

3. We would like to see a 100-day limit on the number of days a property owner can rent their property each year. 
Again, making it less likely that an owner purchases a Neskowin home purely to make a profit. 

We really appreciate the effort the county has put into this new draft and look forward to the final product. 

Thank you, 

Loren and Cheryl Krebs 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Lauri Braich <tbraich@bendbroadband.com> 
Wednesday, January 11, 2023 6:30 AM 
Lynn Tone 
EXTERNAL: STR Rules 

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

I have read the STR Rules and guidelines and encourage the County to approve this. One addition .... ! feel strongly all STR 
need to be required to have bear proof garabage cans. Overturned STR garbage cans are a big problem for the local 
communities and NEEDS to be addressed! These STR rules and guidelines are greatly needed and will go a long way to 
keep our community's safe, peaceful and enjoyable for all. Thank you, Lauri Braich 

Sent from my iPhone 
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L nn Tone 

From: 
Sent: 
To: 
Cc: 
Subject: 

Steve Stewart <drdemento.stew@gmail.com> 
Wednesday, January 11, 2023 8:40 AM 
Lynn Tone 
Tom Prehoditch 
EXTERNAL: STR Ordinance proposal 

[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 Sirs, 
I have reviewed the proposed revisions to the Tillamook County STR ordinance and would like to offer comment. 
Firstly, I view this as a major step forward in addressing the myriad of problems associated with the proliferation of 
STR's in my community of Neskowin. Most importantly, limits on the number and density of rentals insures less 
encroachment on neighborhoods not able to accommodate the traffic, parking and noise issues. It seems as though the 
indemnity provisions make it fair to those ultimately excluded via the new provisions. 
Secondly, I would suggest adding provisions for local homeowners to appeal specific aspects of the permit process. This 
applies to allowable occupancy as related to two limiting requirements including parking and emergency exits for 
bedrooms. Scrutinizing these requirements finds the county allowing non compliant parking(inadequate space, no 
qualifying ingress/egress) and inadequate upper level bedroom exits(not open to accessible through ways). There is no 
current effective way to question or challenge the allowances. 
Lastly, none of this matters without additional provisions for compliance enforcement. Leaving that in the hands of 
homeowners or their agents and the understaffed Sheriffs Department is a recipe for neglect. A dedicated Compliance 
Officer with a paid commitment to ensuring fair and equal application of the requirements of the Ordinance is critical to 
effective management of the provisions. 
Thank you for your consideration, 
S. R. StewartMD 
4405 Sheridan Ave. 
Neskowin,OR 97149 

Sent from my iPad 
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L nn Tone 

From: 
Sent: 
To: 
Cc: 
Subject: 

Russ Williams <mgc4me@gmail.com> 
Wednesday, January 11, 2023 6:40 AM 
Lynn Tone 
Tom Prehoditch 
EXTERNAL: STR input 

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

We live next door to a STR in Neskowin. We are about a mile north of the village. When we bought our home in 2017 the 
house next door was not a STR. We would not have bought our home if there was an STR adjacent to it then. The house 
has been sold twice and both new owners have turned the house into a STR. We have lived through and witnessed 
numerous issues with the rental. Some of the problems include, Too many cars ( 9 in one instance), late night parties 
and noise, Garbage overflowing from the can and strewn in the street, Cars impacting the egress of the street. We 
belive STRs are a business operating in an area zoned for residential use and need to be treated and regulated as such. 
An STR is equivalent to a neighbor operating an auto repair shop from his residence, both are uses of a residential 
zoned property operating a business. STRs also do nothing to enhance the community. I feel the county has failed 
homeowners by allowing residential zoned properties to operate a business.The absentee owners do not live here, 
participate in community activities such as service groups or volunteer work. 
Realtors have their share of blame for STR growth, since they often promote homes they sell as investment opprtunitys 
with STR income. 

Russ Williams 
47225 Hillcrest Drive 
Neskowin, Or. 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Thursday, January 12, 2023 10:23 AM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: STR draft 

From: Karen Jackson <manager@awlpropertiesllc.com> 
Sent: Wednesday, January 11, 2023 9:28 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: STR draft 

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

Dear Tillamook County, 

I am a homeowner of a beautiful A-frame cabin in Falcon Cove. We purchased this cabin in 2021 as an investment property. 
Our hope is to perhaps retire there one day and have this property for our children and their children to enjoy. Like many 
investors, we can afford this by using it as a short term rental. 

We are in support of sensible limits and regulations of short term rentals. However, the most recent "draft" proposal is 
absolutely shocking. Eliminating our permits which are tied to our land violates our rights as property owners. In addition the 
onerous regulations that only single out STRs are not based on data and discriminate against us. For example, requiring a 
closet for a bedroom is not necessary for health and safety. Nor does eliminating lofts as sleeping areas. The proposed 
language would make my A-frame not eligible. My loft sleeps 4 comfortably and safely. My downstairs bedroom has an 
armoire. If these regulations are placed only on STR owners, that is not fair nor necessary. Any proposed rules should apply to 
all homeowners. Why would a neighbor with an A-frame be allowed to host friends and family, but me lose my investment for 
a similar property? Same with parking, birthday parties etc. Any regulations should be universal to all properties in the 
county. 

I attended the advisory council meeting this week and was flabbergasted to hear the discussion and further outraged that the 
comments by the public in the chat were ignored and not recorded and we were not allowed time to comment. It seems as 
though you are ignoring the community. I had previously been encouraged by what I observed and read about the 
advisory council, then came this draft and the hiring of a lawyer known to be trying to squash STRs on the coast. 

Please stop vilifying us and work with us. We want what's best for the communities. We invest heavily in our properties. We 
have spent nearly $200,000 restoring our cabin which was neglected by the previous owners who used it on weekends. The 
house next door is an absolute eye sore, overgrown and dilapidated. The county does not seem to care! We pay taxes and 
create jobs and generate revenue for the county. Please work with us and not against us. Nobody wants a fight, but I'm afraid 
that this unfair course of action will surely result in litigation. Many of us are seeking representation as I write this. 

I hope the council will focus on enforcement of current regulations and look forward to learning of more reasonable 
improvements as necessary. 

Sincerely, 
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Karen Jackson 
44935 2nd Avenue, Arch Cape 

Karen Jackson 
manager@awlpropertiesllc.com 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Erin Skaar 
Thursday, January 12, 2023 9:21 AM 
Lynn Tone 
FW: EXTERNAL: [Erin Skaar] STR Comments 

Erin D. Skaar (she/her) [ Chair 
TILLAMOOK COUNTY I Board of County Commissioners 
201 Laurel Avenue 
Tillamook, OR 97141 
Phone (503) 842-3403 
Mobile (503) 812-9877 
eskaar@co.tillamook.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 Oregon Publlc 
Records Law. This e-mall, 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. 

From: Tillamook County OR <tillamookcounty-or@municodeweb.com> 
Sent: Monday, January 9, 2023 10:12 AM 
To: Erin Skaar <eskaar@co.tillamook.or.us> 
Subject: EXTERNAL: [Erin Skaar] 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.] 

Tom Gibson (tagibson67@outlook.com) sent a message using the contact form at https://www.co.tillamook.or.us/. 

My wife and I have lived next door to a large (5BR/3BA, sleeps 12 per VRBO listing) in Netarts for over 3 years. We have 
had a few negative experiences, mostly with parking - either guests with more cars than the listing states are allowed or 
guests that park inefficiently/have huge vehicles. The owner and property manager have been good neighbors and 
nearly all of the guests have been good neighbors too. I fully understand permanent residents' frustrations with STRs. 

My wife and I are also in the process of buying a new construction home (also in Netarts), with plans to STR our current 
home. We have our STR permit and shortly after the new house is finished we will begin renting the current house. This 
investment in real estate constitutes the bulk of our retirement plan. We will live where we can see our STR right out the 
living room windows, and plan to manage the property ourselves. We are long term residents that love Tillamook 
county. My wife was born here, we have lived here for nearly 18 years, raising a family along the way. Like many other 
STR owners, we live and work in Tillamook county. 

The vast majority of STRs in Tillamook county are second homes owned by local or at least regional families that love 
and care for their Tillamook county property. They are not owned by faceless corporations that only care about profit. 
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From the discussions I've seen, the county is considering many options with regard to STRs. My thoughts on the issues 
being discussed: 

Parking - I'm all for more stringent parking enforcement, but curious about what that looks like. When an irresponsible 
guest shows up with too many vehicles, what solutions are available? A fine is great for county coffers but will only be 
effective if it can be passed along to the guest. The host can only state parking capacity. The host cannot prevent a group 
of guests from exceeding that capacity. An ordinance/rental agreement that includes a $SOD/vehicle/night excess 
vehicle fee might make some guests reconsider their vehicle plans. If you're going to institute a parking fine, make it big 
and make the guest responsible. 

Garbage - twice a week service is great for a large home with many guests. For a small STR that only sleeps a few people 
it's probably overkill. If there is to be a twice a week garbage mandate, it should only apply to homes over some 
threshold for guest capacity. For example, if guest sleeping capacity is 8 or more, twice weekly garbage service is 
required. Possibly even a guest nights/week threshold? A large home with few or no guests does not require twice a 
week garbage service. The STR next door, owned by a responsible family from Vancouver whose family has been visiting 
Netarts regularly for decades, does this of their own accord during the busy summer months. 

Transferability/Renewal - STR permits should be transferrable through sale or inheritance, and permits should be 
reviewed/re-inspected periodically. Is that period 5 years? 10? 3? That's up to you but a 5-year permit review/re
inspection schedule seems reasonable. 

Housing Shortage - STRs are not a significant source of stress on housing availability. The housing shortage in Tillamook 
county is primarily an affordable housing shortage and very few STRs would qualify as affordable by most definitions. 
Low income working people and families do struggle to find adequate housing, but by definition very few to none of 
those people would be looking for ocean view homes. 

Summer Home Tradition - as with most coastal communities, there are many summer/vacation homes along the 
Tillamook coast. This is as normal and expected as rain in January. Neskowin, Oceanside, Manzanita - these places were 
built as vacation destinations and were never intended or planned with long term permanent residency in mind. To 
some extent, the permanent residents of these areas are the exception, not the rule. They have chosen to live in a 
vacation destination. How dare they cry foul when people continue to vacation in these areas? How many of them fell in 
love with their favorite vacation destination and bought property so they could retire at the beach? Now they complain 
about the vacationers? Pot, kettle. Kettle, pot. 

Tourist economy- the downward pressure on traditional manufacturing and farming employment are real and not 
relenting any time soon. Tourism, on the other hand, is on the rise and long term trends are for more visitors not fewer. 
The tourists are coming. We can either make it easy for them to spend their money in Tillamook county or we can force 
them to stay in Lincoln or Clatsop county and hope they stop at the creamery on their way through our little crossroads 
by the sea. Maybe they'll buy gas at Fred Meyer if we're lucky. Limits on the number of nights an STR can be rented can 
only harm the tourism economy - and reduce county revenue from STR taxes. 

In short, the county needs to adopt pro-STR policies that address neighborhood concerns over parking and garbage in a 
meaningful way but also encourage our growing tourist economy in an equally meaningful way. Limiting STR permits will 
not alleviate the affordable housing shortage. Limiting the number of nights an STR can operate only diminishes the 
economic opportunities from tourism and property values (and by extension, property taxes). 

Thank you for your consideration,. 

Tom Gibson 
503-457-6333 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Friday, January 13, 2023 1 :52 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Jan 9th STR draft ordinance 

From: Tialen Kelley <tialen@tialen.com> 
Sent: Thursday, January 12, 2023 3:27 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Jan 9th 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, 

Requiring a homeowner to be available and within 20 minutes of their property at all times 24x7 (when even our own 
fire and police services do not provide this type of response times) is utterly ludicrous and a debilitating burden for non
corporate short term property owners, this requirement will either cost normal people like me a ton of money to have a 
24x7 on call service or cause us to have to list our properties with a large corporate vacation rental company that can 
provide the service .. I have a single residence, this requirement is completely untenable, overly burdensome, and I'm 
pretty sure wouldn't stand up to its day in court. 

Regards 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Pat Mulvihill <patmulv@gmail.com> 
Saturday, January 14, 2023 6:13 PM 
Lynn Tone 
EXTERNAL: STR issues 

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

Hi Lynn. My wife and I would like to be on the contact list for proposed STR changes etc. We own property 
in Neahkahnie and are registered for short term rentals. We heard about the most recent 
meeting from a neighbor but by then it was too late to join in. Is it too late to submit comments on 
the proposed ordinance? If not when /where and how is the best way to do so? 
I hope you are the right person to contact - if not can you forward this request to the appropriate 
place? thank you for your help Pat Mulvihill 
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Short Term Rental Proposed Changes 

January 15, 2023 

Pacific City Home Owner I STR Operator 

Our Family Sanctuary 
Made Possible Through Our Ability Share It With Others 

To Whom It May Concern @ Tillamook County STR Advisory Committee. 

When we first heard that changes were being considered to the Short Term Rental 

ordinance, we thought 'it's about time'. However, as we heard the chatter & saw the 

latest draft, we remain supportive of some changes, but have concerns about the 

severity of the changes. Critical elements around Safety & Infrastructure require 

evolution, but many of the proposed changes swing the pendulum so aggressively that 

it will constrict the accessibility for the families who rely on STR income to afford & 

support the Coastal community. 

I (Jason) was born on the Coast - literally at home, overlooking the Pacific Ocean. 

While growing up in the valley, then moving around the country for several years, my 

family eventually landed back on the west coast. Being back here gave us the ability to 

spend time at the Coast; an opportunity to get away from the daily grind, the special 

place to teach my daughters to fish / crab, learn to paddle board, kayak, roast s'mores, 

watch the wildlife, explore the trails, hike the dunes, and explore the tidepools .... it 

represents something even deeper for me & my family: Having lost both of my parents 

prematurely, we spread their ashes in the Pacific Ocean, so when we go to the Coast, 

I'm actually visiting my parents. 

We purchased our Coast House in Pacific City in 2019 so we'd have a place to 

create & cultivate our memories together. Economically, the way we afford to keep 
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the house is by sharing it with others. We manage the house ourselves, and take a ton 

of pride in not only how we support the community, but also how all of our guests 

support & respect the community - starting with our specific neighborhood. 

Again, while we totally understand the need to evolve to keep up with the 

impact of additional traffic & visitors, we strongly urge the Committee to consider 

how these changes also impact the economic viability of the existing STR 

holders. The specific area of concern for us is the potential expiration of existing STR 

licenses. Without the STR income, it would make our investment nearly impossible to 

maintain. It is our suggestion that those who hold existing STR licenses - and are 

in good standing - be able to maintain continuity of their STR license. 

We look forward to learning more about the STR changes, and hope our story 

contributes to a balanced approach to the required changes to the ordinance. 

Sincerely. 

Jason, Deb, Elizabeth & Brooklyn Babkes 
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L nn Tone 

From: 
Sent: 

Erin Laskey <erinlaskey.realty@gmail.com> 
Monday, January 16, 2023 4:38 PM 

To: Lynn Tone 
Subject: EXTERNAL: 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.] 

Hi there! 

I wanted to reach out after reading through the STR regulations draft put out by the county. I have a couple questions 
and comments. 

First off I couldn't really find what the Sub-cap would be. Could you explain this to me? 

Secondly, I think all the regulations sound pretty fair, however I think the 250ft radius is a bit much. Especially in areas 
where the lots are 5,000 sqft. I do agree density of STR is important to regulate however I think 150 would be much 
more fair for lots 5,000ft and less. Maybe the 250ft could be for lots bigger than 10,000sqft? 

And Thirdly, the compensation segment of the regulations seems super problematic. I hate the sound of tax payers 
being on the hook for homeowner's "proven" income loss. I would suggest that all the current homes with STR licenses 
are grandfathered in, but grandfathered licenses are non-transferable. 

Thanks for your time :) 

Erin Laskey 
Oregon Licensed Real Estate Broker 
Cascade Sotheby's International Realty 
467 Laneda, Manzanita, OR 97130 
503-809-9434 
erinlaskey.realty@gmail.com 
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L nn Tone 

From: 
Sent: 
To: 

Sarah Absher 
Tuesday, January 17, 2023 4:24 PM 
Lynn Tone 

Subject: STR Committee Public Comments- Business Need in Tillamook County Suggestion 

From: Gus Meyer <gusmeyer9@gmail.com> 
Sent: Tuesday, January 17, 2023 4:15 PM 
To: EDC DIR TERRE COOPER <terrecooper@tillamookbaycc.edu>; Nan TLT <nan@tillamookcoast.com> 
Cc: Erin Skaar <eskaar@co.tillamook.or.us>; Mary Faith Bell <mfbell@co.tillamook.or.us>; Sarah Absher 
<sabsher@co.tillamook.or.us>; Rachel Hagerty <rhagerty@co.tillamook.or.us> 
Subject: EXTERNAL: Business Need in Tillamook County Suggestion 

[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 All: 

The County STR Advisory Committee has heard from more than five concerned sources (STR owners and 

Agents) that STR clients are looking for "Family" attractions during their leased STR dwelling time in Tillamook 
County, 

I look forward to.your support of providing businesses, in addition to our lovely beaches, for family 

entertainment. Oh Yes, we have individualized parks, beautiful trails, and interests for the older - elders. At 
the minimum a listing of short term "Family" attractions. 

But we don't have - strictly for thought provisioning - a "Lone Wolf Park", A "Bull Winkle Moose Park", a 
"Chuck-E-Chesses's Arcade" or any other local "Family" business attraction as a young family STR drawing 

card. Rockaway Beach has a small arcade, and a "Pronto Pup" for short time entertainment - as well as a 
number of other short time entertainments for the "Family". 

The alternative we personally previously found was sending our young family to "Lone Wolf' Park" in 

Washington for two days at the additional cost, taking local support revenue out of our county and state. 

A missing business opportunity? 

Let the kids and family kick up their heels delightfully, other than just limited access to the beaches. 

Food for thought! 

Gus Meyer, 

Local Advocate. 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 
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Erin Skaar 
Tuesday, January 17, 2023 4:51 PM 
Lynn Tone 
FW: EXTERNAL: [Erin Skaar] Proposed STR Ordinance 

Erin D. Skaar (she/her) I Chair 
TILLAMOOK COUNTY I Board of County Commissioners 
20 l Laurel A venue 
Tillamook, OR 97141 
Phone [503) 842-3403 
Mobile [503) 812-9877 
eskaar@co.tillamook.or.us 

This e-mail Is a public record of TIiiamook County and is subject to the State of Oregon Retention Schedule and may be subject to public dlsclosure under the Oregon Public 
Records Law. This e-mall, Including any attachments, is for the sole use of the intended reclplent(s) and may contain confidential and privileged information. Any unauthorized 
review, use, disclosure, or distribution is prohibited. If you are not the intended recipient, please send a reply e-mall to let the sender know of the error and destroy all copies of 

the original message. 

From: Tillamook County OR <tillamookcounty-or@municodeweb.com> 
Sent: Tuesday, January 17, 2023 3:03 PM 
To: Erin Skaar <eskaar@co.tillamook.or.us> 
Subject: EXTERNAL: [Erin Skaar] Proposed 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.] 

Margaret Page (margaret@coast-pros.com) sent a message using the contact form at https:ljwww.co.tillamook.or.us/. 

Erin, I am writing with concern & opposition to the process that is being used to steamroll a new ordinance for Short 
Term Rentals in Unincorporated Tillamook County., as its primary purpose appears to be to phase out the transient 
lodging use of privately owned homes here. Specifically: 

1) It will cause severe economic hardship to owners of beach community homes who will not be able to afford to keep 
them. They will lose them to foreclosure or possibly have to sell them at a loss. 

2) It will cause severe economic hardship to the tourism industry in our County. Unlike Clatsop or Lincoln, we do not 
have enough hotels or motels to accommodate tourism. Just try to organize any event like a retreat or seminar--no 
convention center, no meeting rooms close to hotels or motels, etc. 
3) It has already hurt real estate values. Every Realtor in my sphere as President of the Tillamook County Board of 
Realtors has lost clients & sales due to the pause, & now the threatened draconian future restrictions. 
4) It will not alleviate the shortage of workforce housing. People buy beach houses because they want to use them, not 
because they want to rent them out on a long-term basis. 

There are some good ideas in the proposed ordinance. Requiring sufficient on-site parking for the number of guests, 
limiting the number of people that can be spending the night, requiring use of trash storage containers. BUT the 5 year 
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phasing out of existing permits is & the prohibition of more than one STR in a 250' radius is not the best way to control 
the numbers of STR's .. How does that work in a place like the Proposal Rock condos in Neskowin, or along Pacific in 
Oceanside? In my opinion, these new restrictions & rules are illegal takings. 

I also would like to state that the attempt to couch all this as "not a land use ordinance" is sneaky & underhanded & will 
probably embroil the County in decades of litigation. Regulating how one may use their property is land use. Please ask 
Community Development & Mr. Kearns to stop playing games. 

Finally, I don't understand what the panic is all about. We don't have a short term rental problem in Tillamook County. 5 
complaints over a year's time does not constitute a problem. If this is how the County is attempting to eliminate any & 
all of these types of complaints, what's next?--requiring all men & women to live separately to avoid domestic abuse 
complaints? 

Please slow down. If you, David & Mary Faith pass this. I think you'll be bringing the wrath of God down on your heads. 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Wednesday, January 18, 2023 9:38 AM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Comments on proposed replacement of Ordinance #84 (STRs) 

From: Ken Willett <ken.willett@gmail.com> 
Sent: Wednesday, January 18, 2023 9:17 AM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Comments on proposed replacement of Ordinance #84 (STRs) 

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

Comments on Proposed Short Term Rental (STR) regulations in Tillamook County 

Ken Willett - 1/10/2023 

We purchased land and had a house built in Nedonna Beach in 1986 and have owned the house continuously since then. 

We built it for use as a family vacation home, and also for the enjoyment of our extended family and friends. We also 

donate use of the home to a number of Oregon charity auctions. Part of the time the house is rented, to help cover the 
significant costs of owning a vacation home. 

When Ordinance #84 was enacted, we were willing to comply voluntarily with these requirements because it was clear 

they were developed to provide for health and safety of STR guests and to make STRs good neighbors, even though the 
costs to us as homeowners were significant. 

The proposed replacement for Ordinance #84 seems to have a completely different purpose; to severely limit the 

number of STRs in the county. A number of provisions of this proposal would affect us directly, and also have the 

indirect effect of injecting uncertainty into our plans to rent the house in the future. They also directly affect the value of 

the property since a buyer would have no assurance that they could continue to operate as an STR. 

I believe STRs serve an important role in the Tillamook County tourism economy, helping to provide a spectrum of 

housing for visitors that ranges from individual hotel rooms to complete homes. Our rental guests choose our house 

because it is large, in a quiet neighborhood, and they can choose to cook their own meals, bring their dogs, barbeque on 

the deck, and enjoy the hot tub. A severe limit on STRs will affect the overall tourism economy, because visitors who 
can't find a comfortable STR in Tillamook County will travel elsewhere. 

Over 35 years of owning the home and having paying and non-paying guests, we have only had two complaints. In both 

cases these were addressed by a phone call to the guests, who knew their ability to use the home in the future 

depended on their following the rules. I believe the experience of other STR owners is similar, and we haven't seen 

significant issues in our neighborhood where there are quite a few STRs in addition to ours. 

I strongly believe that the current Ordinance #84 is working well, and with minor adjustments and consistent 

enforcement it can be improved. But a complete replacement with much more stringent restrictions is likely to drive 
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many STR owners to just operate outside the county regulations, which will result in lower compliance with health and 
safety regulations as well as lower fee revenue to the county. 

Ken Willett 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Ingrid <stompinginpuddles@radduo.com> 
Wednesday, January 18, 2023 11 :41 PM 
Lynn Tone 
EXTERNAL: Homeowner's Comments Regarding STRS 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.] 

To those evaluating the impact of burgeoning STRS in Tillamook County: 

As a homeowner and full-time resident on the outskirts of Neskowin proper, I submit this letter for your consideration. 

About five and a half years ago, we decided to buy a home off the beaten path where we could enjoy the peace and 
beauty that is Neskowin. In the relatively short amount of time we've resided here, we have witnessed firsthand the 
impact of STRs which were overtaking neighborhoods until relief came in the much appreciated pause in allocating 
permits. The increase of traffic, trespassing, passersby gawking at private residences, pets relieving themselves, revelry 
ruckus, and other disturbances (a very short list of grievances and offenses) has made living here less enjoyable and at 
times quite frustrating. As a strong proponent of the belief a home should be the one place you feel safe and 
undisturbed, I would greatly appreciate any and all regulations to minimize the negative impacts of STRs on otherwise 
peaceful neighborhoods throughout Tillamook County. At the very least, a limit to the number of STRs permitted to 
operate in each neighborhood. They are, after all, businesses operating in residentially zoned areas. 

I have been advised by the county, there is not yet in place a requirement that STR residences have emergency supplies 
stored on site. It is a concern of many residents that should a tsunami or other emergency befall the county, a lack of 
supplies for survival may cause mass panic of vacationers resulting in possible raiding of others' limited supplies. For the 
safety of everyone, STRS should contain a minimum of two weeks worth of emergency supplies (including bug-out bags 
with first aid kits, food, and water, at minimum), enough for the maximum number of rental occupants permitted in 
each rental dwelling. 

To reflect just how much STRs have impacted us, I have attached a photo of a custom sign we have posted on our 
property. Each of the things listed has occurred, many repeatedly and on a continuing basis, year-round. 

Thank you in advance for your thoughtful consideration. 

Ingrid Kavli 

*I graciously request a response to this email to let me know it was received. 
Please withhold my name should this letter be published or displayed publicly. 
Thank you! 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Thursday, January 19, 2023 10:43 AM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Ordinance 84 

From: Nedonna 117 <nedonna117@gmail.com> 
Sent: Tuesday, January 17, 2023 4:53 PM 
To: Public Comments <publiccomments@co.tillamook.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.] 

Evening, 

I am writing this email from the perspective of a STR owner, as well as a life-long "visitor'' to Rockaway Beach. As a 
personal history, my maternal great-grandmother emigrated from Canada to Rockaway Beach back in the 1920s. 
Extended members of my family continued to live in Rockaway until 1996 - when the last member of the family passed 
away. 

Prior to 1996 my family would drive over from Portland and spend all summer enjoying the beach and mingling with 
residents and visitors alike. We stayed in the same hotel every year and my parents became great friends with the hotel 
owners. That hotel was devastated by the storms in the late 1990s and it no longer exists. 

Regardless of the loss of our personal connections to Rockaway, we continued to spend at least a week every summer 
on the coast, but now in STRs. Staying in STRs versus hotels allows for more flexibility for family connections. There's 
space for games, and rio fear of laughing too loud at a joke too late at night. 

In 2020, just before COVID hit, my sister and I were able to purchase a home at Nedonna Beach. This had been 
something we'd wanted to do for a long time. Not because we wanted a money making scheme, but because we 
wanted a place our young families could make their own memories. We were also very excited to offer the opportunity 
for others to fall in love with the area as much as we have. 

We know those memories aren't a good counter argument to limiting STRs in unincorporated TC. But know that we've 
never made a profit off the house- and yet, we've not considered selling at all. 

We want to make sure this ordinance isn't being pursued based on an "us versus them" mindset, but rather from an 
objective point that includes reference to actual historical data, as well as long-term impacts. 

I'd recommend looking at the 2021 Harvard Review research, perhaps reaching out to the authors of the study, 
regarding the negative long-term impacts of strict STR rules. In summary, cities with severe STR limits see an economic 
loss of $40 million or more. They also see slower development, which negatively impacted the economic growth 
potential for full-time residents. 
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I agree there needs to be work in this area in order to better support long-term residents, as well as protecting the 
environment. But why is our first reaction to start banning STRs? 

Have you considered or investigate other options- such as: 

- Create an additional STR tax for unincorporated TC. Funds should be directed towards infrastructure the residents 
believe are most important: flooding, education, affordable housing, climate. 

- Require STR owners to donate to local 501c organizations, or give back to the community in some specified way. (For 
example: We are members of the Nedonna HOA, and for the past three years have donated $7,500 a year to the North 
County Recreation District. I've also been a debate judge for Neakhani High School.) 

- Put a cap on nightly rental costs to keep STRs in line with long-term rental costs. 

- Require management companies to hire maintenance and cleaning staff as W2 employees with benefits, reducing the 
seasonality of wages. 

It would be impossible for us to meet the proposed 20 minute drive expectation, in addition to the limits you are 
proposing. Though we wouldn't sell the house, we'd have less financial flexibility to support local businesses and 
charities. 

Please feel free to contact me if you have any questions or want more information. 

Good luck with the difficult decisions ahead of you. 

Katherine and Dustin Somner 
Heather and Benjamin Lee 
26180 Nedonna Ave 
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Tillamook County 
Short Term Rental Advisory Committee 

Regarding Restrictions to Short Term Rentals 

We have owned a home in Pacific City, in Shore Pine Village, for more than 20 years, and have 
been part of the Pacific City community for more than 50 years. Our home has been rented out 
as a short term rental for most of that 20 years. We use a property management company 
(Kiwanda Coastal Properties) to manage rentals and any problems that might arise. Our 
experience over this time has been extremely positive. The management company provides 
excellent service, our neighborhood keeps close tabs on community-wide problems. Yes, 
periodically a problem might occur but rental management is an evolving process and issues 
like noise and garbage and parking are easily handled by local representation. 

The house is mostly rented June through September, and much of the year it is lightly used. In 
spite of a truncated rental year, we see it as an economic engine, generating enough income for 
us to afford and maintain a second home in Tillamook County. We earn about $20k per year and 
with management fees, licenses, supplies and maintenance that really amounts to $11-12k. This 
amount has never covered the mortgage cost, property taxes and all the utilities that go along 
with owning a house. But we enjoy having a place at the beach and sharing our place with both 
friends and family, and with others who can afford to rent it makes a practical option. 

Some things to consider: 

Pacific City has very few hotels. Without short term rentals, very few people would be able to 
enjoy our beautiful surroundings. 

Vacation homes offer the advantage of a group setting hotels can not. Multiple bedrooms, a 
kitchen for breakfast and lunch; space for games. 

Without short term rentals most people would only be able to visit the beach for a single day, 
resulting in fewer services used and less money spent.. For Tillamook County Short Term 
Rentals result in more business and lodging tax, more jobs, and new businesses. 

Finally, the issue of property value. Short Term Rental may be the deciding factor for someone 
purchasing coastal property. Confusing, unnecessary and constantly changing regulations does 
not make property any more valuable. Our property value in Shore Pine Village has only 
increased over the years because of the attractiveness of the setting and the demand. Our 
community has made short term renting a non-problem by closely monitoring it and it is an 
amenity to owning a home in Shore Pine Village and Pacific City. Tillamook County could 
hamper itself by making it an unfriendly environment for home ownership. Restricting renewal 
permits will raze havoc with homeowners and property managers. Not being able to continue 
with a service that can be denied at the whim of Tillamook County jeopardizes 
our property values. Continuity and predictability are important. Mortgages and resale values 
would suffer. Property Managers business would similarly suffer with the loss of rental property 
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that is suddenly withdrawn from the market leaving families to alter plans made up to a year in 
advance. 

The limitation of STRs within 250 ft is ridiculous. We have 5 neighbors with rental units within 
that distance. A managed development can easily handle multiple rentals within a small area. 

Tillamook County is raising fees and licenses again. Short Term Rental seems to be a Cash 
Cow for the County. We have paid Tens of thousands of dollars in fees, taxes and licenses over 
the last 22 years of owning our beach house. In return for all this tax money, Pacific City finally 
got the intersection pothole paved. 

In short, please consider the advantages of Short Term Rentals, not just the disadvantages. For 
much of Tillamook County STRs provide both home-owners and tourists a way to enjoy the 
Tillamook coast, to maintain ownership in a wonderful setting. 

Brian and Barbara Patterson 
5624 Wilson Ave S. 
Seattle WA 98118 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Jacqui Powell < powellJacqui@gmail.com> 
Friday, January 20, 2023 12:41 PM 
Lynn Tone 
EXTERNAL: STR feedback from a North County Realtor 

[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 there! 

My name is Jacqui Powell and I am a new realtor working with Pete Anderson Realty in Manzanita. I started in this line 
of work just six months ago. Meadow Davis sent out your information so you could have STR feedback from north 
county citizens. As a new agent, I still feel like an outsider on the inside of the real estate industry, but I've learned a lot 
over the last several months. 

Regarding short-term-rentals specifically. I can't help but feel like there needs to be a middle ground in what the county 
allows. I've been a Tillamook County renter, and now I'm a Tillamook County homeowner (we purchased it in 2019). My 
husband and I, even with our double income household, would never be able to afford a home with today's prices. 

Working with both local buyers and out-of-town buyers, I see such a vast difference in their potential investment in the 
community. I have several buyers who won't buy a home unless they can use it for a STR. Allowing unlimited STR's will 
only cause the cost of homes to go up and as a consequence the cost of long-term rentals. Tillamook County has an 
opportunity to promote local homeownership growth as a priority over the bottom line. Even following a Face book 
Group called Tillamook County for Rent has shown me the community I want to advocate for. 

Before real estate, I have worked in local restaurants for the last ten years. Our small community thrives off of the 
business we get from out of town visitors. But if there are so many second homeowners making a ton of money off of 
their Tillamook County homes, that money isn't going back into our community. It's going back to the community where 
their primary residence is. Is there a way that Tillamook County can incentivise a homeowner renting long-term over 
short-term? 

I know this is a big decision for everyone. I hope you have received various forms of respectful input. Thanks so much for 
taking the time to hear feedback from the "new kid" in the biz. 

Good luck with your decision making! 
Jacqui 

Jacquelyn (Jacqui) Powell - Realtor 
503-505-1721 
Pete Anderson Realty 
Manzanita, OR 
License#: 201242126 
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L nn Tone 

From: Public Comments 
Sent: Friday, January 20, 2023 1 :50 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Short term rental concerns and changes 

From: AC <eugeneclark5@yahoo.com> 
Sent: Friday, January 20, 2023 12:20 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Short term rental concerns and changes 

[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, 

As the county is looking at ways to better manage the STR situation I offer my thoughts. I own a STR at 5835 Pollock 
Ave. Cloverdale that is managed locally by Vacasa. 

Having owned a number of STR's over the years, I can absolutely say that when I used an owner operated model, and 
used VRBO or AIRBNB and Craigslist, I had very little control over how my guests treated my home or the 
neighborhood. The problems that occur with short term rentals overwhelmingly involve owner operators and people 
that use VRBO, AirBnb or Craigs/ist and these are the ones that are creating the problems for all of us. There is very 
little control of how guests will treat the property or the neighborhood and an inability to enforce the existing 
rules. However, now that I have used Meredith lodging and now Vacasa to manage my home I can be assured that 
there is a responsible local party who can deal quickly and effectively with complaints, either from the guests or 
neighbors. I have had no complaints from my neighbors in the 3 years of partnership with Meredith and Vacasa. Of 
course, it's more expensive than owner operated, but long term, it's better for everyone. My neighbors can call me or 
the local Vacasa person, Mason, anytime there is an issue. 

I would encourage you to consider new guidelines and requirements that STR's be ONLY managed in this way by 
Vacasa, Meredith, etc and NOT by the owners through VRBO, Airbnb or a similar platform. It is far easier to 
implement STR rules and enforcement through a certified management company versus individual owners. 

My thoughts, 
Andrew Clark 
541-912-0243 

Get Outlook for iOS 
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Erin Skaar, Commissioner January 20, 2023 
Mary Faith Bell, Commissioner 
David Yamamoto, Commissioner 
Sarah Absher, Director, Department of Community Development 

My name is Mark Roberts. I am a full-time resident living in Neahkahnie for nearly seven-years and a 
part-time resident for 20-years. I am very involved in the community: I was the Board Chair of the 
Neahkahnie Water District for 12-years, Treasurer for six-years for the nonprofit Hoffman Art Center and 
three-years for the North County Food Bank, facilities manager for the Manzanita Library, on the 
Tillamook County Planning Commission for 5+-years, active with the Emergency Volunteer Corps of 
Nehalem Bay (EVCNB), and on the budget committee for the Nehalem Bay Health District. 

Heck, I'm also engaged as a Juror for Tillamook County during the entire month of January. 

(Oh, and most full-time residents have similar levels of commitment to the community. My community 
participation is NOT remarkable - many community members exceed the hours and effort I put forth. It 
appears that Part-time residents and STR owners do not participate in the community fabric at anywhere 
near these levels. It takes a large number of volunteers to make a community livable.) 

Professionally, I was an Industry Economist, Supervisory Financial Analyst, and Policy Strategist for 35-
years at the Bonneville Power Administration. 

I commend Sarah Absher, Director, and her staff for outstanding achievement in gathering pertinent 
information and preparing thoughtful documents regarding Short-Term Rentals (STRs) in Tillamook 
County. I appreciate this is a challenging task ... amongst many other on-going Department of Community 
Development responsibilities. 

Obviously, this is a highly charged topic: many people have strong opinions, and many have significant 
financial interests in STRs. 

General Comments 

1- In 2019 the Tillamook County Commissioners received a Final Report entitled: Strategic Vision and 
Action Plan for Tourism-Related Facility Investments Services. This report cautioned: 

"There is a sense of urgency ... as the community is approaching a tipping point in terms of 'over
tourism'. " ... where the negative impacts of disruption and congestion are overwhelming the 
local facilities." Emphasis added 

The Report continues: 

"Finding the best way forward will require a careful balancing of the impacts on the community, 
together with the economic investments can help the County meet the multiple goals of reducing 
negative impacts and congestion and deliver ongoing value to local residents." 
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We are at the 'over-tourism' point now. Community members throughout the County know we are at an 
'over-tourism' point. This is demonstrated time again via community level surveys. In Neahkahnie, 60% 
of respondents would favor STR limits, 25% are neutral, and only 14% oppose limits. Neskowin favors a 
'percentage cap' on STRs at 59% of all respondents. 

STRs are an essential part of managing and balancing this serious 'over-tourism' issue. Yes, there are 
other factors, other property owners and issues, that need to be addressed to manage this 'over-tourism' 
issue. No one is suggesting or promoting eliminating STRs - rather, we need balance. 

2 - Housing in Tillamook, particularly affordable housing for people who work for a living, is scarce. 

As Short-Term Rental advocates claim, STRs increase the price of housing (STR advocates word this as 
'increase property values'). 

Regretfully the facts support this claim - STRs do increase housing prices. They are a successful 'business 
model.' 

Further, STRs reduce the supply of housing. For example, the 22+% of dwellings in Neahkahnie now 
functioning as STRs were converted from full-time or part-time or long-term rental housing -they were 
NOT new additions to the housing stock. 

Over 22% of the Neahkahnie housing stock is currently dedicated to serving short-term, transient tourists 
- not community workers or members. These facilities (they used to be homes) are frequently vacant a 
large fraction of the year. 

This conversion of full-time, occupied dwellings, part-time, owner-occupied dwellings, or long-term rental 
dwellings into short-term rentals is occurring all over Tillamook County (actually, this is a world-wide issue 
-This is why municipalities in highly touristed communities world-wide have or are implementing caps, 
regulations, and stronger measures to ameliorate the economic and social consequences of this new 
business practice). 

Academic studies underscore the increase in price and reduction in supply. According to the Economic 
Policy Institute: 

"Rising housing costs are a key problem for American families, and evidence suggests that the 
presence of Airbnb raises local housing costs. The largest and best-documented potential cost of 
Airbnb expansion is the reduced supply of housing as properties shift from serving local residents 
to serving Airbnb travelers, which hurts local residents by raising housing costs." Economic Policy 
Institute, The economic costs and benefits of Airbnb, January 30, 2019 

During a break while on Jury Duty, I noticed the following chart in the main hallway in the Tillamook Court 
House. Housing prices have taken a large climb in Tillamook County- perhaps significantly more than the 
national average. See chart, below: 
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2022 Ratio Study - Supplemental Information 
Average Sales Price oflmproved Residential Properties -Area Breakdown 

2020 to 2021 comparison (Excludes Manufactured Homes & Condo'mfnlums) 
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(See another Court House chart at last page) 

$443,906 12"' 
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STRs say they 
increase 
property 
values 

County 
statistics 

support this 
claim 

Is this a good 
thing? 

My belief is that permitting well over 1,800 income-rental properties in the form of STRs contributed to 
these housing price increases. 

3-1 remain concerned that STRs are 'hollowing out' the community. 

STR reductions in the housing supply, let alone increases in residential prices, inhibits other, non-tourism
related economic development. Nearby employers (tax preparer, pizzeria, tavern, retail establishment, 
internet-provider, etc) report difficulty finding and then keeping employees due to the lack of 'essential 
worker' wage-level housing. Employees such as nurses, nurse's-aids, mid-level managers, acupuncturists, 
technicians, tax preparers, or food-servers all find it difficult to find housing. 

I'm concerned that while enabling tourism-oriented economic 
development, the County is foreclosing on other, superior 
economic development options. 

Where do volunteer fire 
fighters live? 

Other 'essential' 
workers? 

At one public meeting 
regarding affordable 
housing, folks said to 
'bus them in from the 

Valley.' 
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According to State of Oregon analysts, tourism-oriented employment is the lowest average annual paying 
occupation along the north cc-"·• M- •"h'- h-1-.... 

9 Annual Average Wage for Clatsop, Coos, Curry, Lincoln, and TIiiamook Counlles 
by Firm Size 
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The tourism industry in this table is best represented by Accommodations and Food Services ... plus, 
perhaps, Retail Trade. These industries wage rates are 56% or 72%, respectively, of the average wage for 
all industries along the north coast counties. 

Even worse, these poorly paying jobs are powerfully impacted by the seasonality of the tourism 'season'. 
The employment between annual seasonal peaks versus troughs is enormous! - see graph below: 

Current Employment Statistics 
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23% of the total employed labor force. What are the net economic benefits of the STR Ordinance across 
not only tourism-facing jobs ... but the other 75%+ of the labor force? 
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Looking at the average wage table in north counties and the most recent average sales price in the least 
expensive part of Tillamook County (Tillamook, Bay City, and Garibaldi}, one wonders that any wage 
earner, or two-income family, can afford to purchase a house in Tillamook County. 

The cheapest, average house costs $324,439. The average wage along the north coast is $32,340. That is 
a 10-fold difference. Clearly affordability of housing is impacting who can live and work in the County. 

My belief is that the County is not well served in enabling even greater distortions in County housing 
patterns in favor of more tourism-oriented STRs and relatively poorly paying, seasonally-impacted jobs ... 
even if this is a fast-growing economic sector - we can do better! 

4 - County officials should keep in mind that the Short-Term Advisory Committee is a technical group 
used to gain technical information and as a technical sounding board- it is NOT representative of the 
Tillamook County community. 

According to the TLT Funds and How They Are Used presentation dated January 2023 and prepared by the 
Department of Community Development, there are 1,812 permits issued for STRs out of 19,000 
households in Tillamook County- or less than 10% of all County households. 

Whereas, the Short-Term Advisory Committee has a large representation of STR owners, STR-related 
businesses, tourism professionals, and a nonproportional number of interested community members. 
That is, the Advisory Committee has significant membership who are directly or indirectly financially 
benefited by more permissive oversight. 

Which is to say, the Advisory Committee likely provides excellent technical information - what the STR 
industry wants and thinks ... but it was never designed as a 'representative' committee regarding policy 
options relating to what the larger community wants or thinks. 

5 -The Strategic Vision and Acton Plan for Tourism-Related Facility Investments Services -Final Report, 
provides a useful framework into which an updated STR Ordinance will play a critical role. 
TIiiamook County Tourism -A careful balancln1 ut 

INDUSTRY 
VALUE 

SUSTAINABLE TOURISM 

Th• w~ out or the 'growth paradox' Is to 
build tl'lt lndust,yon • sumln•ble lour~m 

modol where! ll lsvlo""'d th,ough tho lens of, 
• Pivot to!mpa<lm•""!i•m•nt 

• s .. ~ tollab<lratN1 lOIUt!Onl 

COMMUNITY 
IMPACTS "Finding the best 

way forward will 
require a careful 
balancing of the 
impacts on the 

community, 
together with 
the economic 

benefits." 

P.13, Section 3.0, 
Crafting a Future 

Tourism Investment 
Strategy 

From: Strateg;cv;s;on and Acton Piao This looks like a solid set of recommendations. Use them! 
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S ecific Comments on Draft Revised Ordinance 
My property rights include(d?) knowing, since 1982, 
that Neahkahnie zoning was restrictive and specific -
excluding commercial uses ... including duplexes and 

Please describe 
the ii/

legitimate 
concerns of 
residential 
neighbors. 

Currently, 
issues of noise, 

congestion, 
too-many cars, 

signage, etc 
have been 

raised. 

020 
A. 

Today, over 20%, one in 
five dwellings, are 

dedicated to STRs in 
Neahkahnie. 

The current percentage 
is too high. 

What indicators 
demonstrate this 

percentage is 
'balanced'? 

, B&B's ... "to maintain primarily single-family residential ...... ··~. 
Purpose and Scope. / .. ... character'' What happened to .!lli'...Property right? 

This Ordinance provides reasonable an u 1 ns or registratio o 
short-term rental use of residential dwelling units, the purposes of wh1 are to: 

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

2. 1u--<J..1<- egitimate livability concerns of residential neighbors with the rights of 
operty 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 vaca ion occupancy options. 

In Neahkahnie, what had been full-time dwellings ... have 
turn into STRs ... vacant most of the year. 

Other, part-time dwellings are periodically filled with 
STR transients unconnected to the community. 

Other STRs function as high occupancy, mini, beach 
front-hotels 

Do we care that STRs 
are highly seasonal 
and vacant a large 
proportion of the 

year? 

There is economic 
value foregone via 

this low utilization of 
this housing resource 

4. Provide long-term residential options for those people who want to ·ve and work in 
Tillamook County. 

5. Reco to Ii · -term rentals within neighborhoods to ensure 
The only 'worker' 
who can afford 

compatib · · , and livability of, established owner-occupied neighborhoods, 
this community is 

an airline pilot. 
(Good part-time 
neighbor, too.) 

---wrn e 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. 

6. Help maintain the County's supply of housing ayail;~le for long-term residential use . .,.-----------''-----... 
As studies world-wide demonstrate, 

STRs both increase the price of 
housing while reducing the supply. 

See General Comment above as well 
as Harvard Business Review - When 
Airbnb Listings Increase. so do Rents 
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I am totally 
supportive of 

statements B & C 
as a necessary 
and reasonable 

approach 

Certificates must be 
applied for and 

maintained in good 
standing. These are 

not perpetual 
'grants' 

With the adoption of these regulation;;,-t!i{<:ounty finds that th~ tr!111sJent rental of 
dwelling units has the potential to be incon;ipa\ible "".ith t!Je residentiaJneighborhoods in 

hich they are situated and t,9.4~ve a darnagll1$'imp1ict oh the livability.,of-~ose 
neighborhoods. Therefore, speclal-r!lgulation ofdwe!Hng units used for ~hort-term rental, 
transient or vacation occupancy/is.I!,~essary to ens.ure~hese uses will be compatible with 
surrounding residential neighbo'r~bpd~•~a-wµI not rhater~ally alter the livability of the 
neighborhoods in )Yhig_h they are'I<i.cated. ·· .... --..... '• .. , '-..., 

,··"_ .. --''_ .... :.,._.·:-,......... \._-\\ ,.,> .--.... ····~.,, __ ~_.:.~ 
C. A short-term-reli.Jal'regisa;atlpn certifii,:at!lJS rev'ocabl'? i\ermission to operate a short-term 

rental, but only,a:s providec\ in, this Ordinance, An registration certificate may be 
terminated, revok~d•or not, h1ri!e.~ed if the ;standards of this Ordinance are not met, This 
Ordinance provides $.e adminlstrativ:~ frair(ework for certification and the operation of 
short-term rentals and provides 'a· pr~ess .by which owners can appeal County decisions 

'· related to short-t~rm rentals. . . . . ,. 

CC. "Transfer" means the addition or substitution of owners not included on the 
original re 1s tion application, whether or not there is consideration. If multiple owners 
are listed a reg· ation certificate, individual owners may be removed from the 
certificate without co 'tuting a transfer . ..,__ ___________ ---. 

Very useful definition ... but what about changes or transfers of a 
limited liability company (LLC)? Several STRs near me are such 

commercial enterprises, 

Or what happens with multi-unit systems 'spin-off' property? 

Sections .040 A & B -
YES. Certificates, which must be renewed and kept in good standing, is a necessary part of being a 'good 
neighbor'. These are commercial enterprises operating in residential communities. 

Section .040 e-
we are seeking "balance" in the number of STR commercial enterprises in our communities. Maintaining 
'livability' is important to the long-term sustainability of these communities. This means there is a 
maximum number of STRs in the fragile 'ecosystem' of full-time, part-time, and STRs. These 'sub
regional' caps will likely vary given the unique characteristics of each community. 

For example, Neahkahnie is located between a state park and tourism-popular Cannon Beach to the north 
and the popular, urban community of Manzanita and another state park to the south. The only 
commercial structure in Neahkahnie, other than STRs and one owner-occupied B&B, is the Water District 
office. Neahkahnie is already more than 21% STRs. Other communities are likely bigger and more 
diverse, and MAY be able to accommodate a different sub-region cap. Not so Neahkahnie. 
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Section .040 D. 

Density limitations on STR Registration Certificates - I support this limitation due to the 'dead zones' as 
well as 'transient zones' that emerge when too many STRs are clustered together. I anticipate 
complexities in administration but the negative impact (externalities) on community and livability is real. 

.050 Application and Fees 
Section D-

I see that the 'cost-based' fee structure is being scrapped for a traditional governmental fee approach. So 
much for the program beneficiary, 'user fee approach'. Given the need to accurately track administrative 
costs, this is likely reasonable. It does, however, require County Commissioners to provide budget 
authorization for sufficient resources to correctly administer this complicated, multi-million dollar, and 
important program. This will take expert staff with sufficient hours to perform the necessary work . 

. 060 Term of Annual Registration Certificate 

As written, these Terms create a two-tiered property system which rewards the current incumbent 
permit holders to the detriment of fairness to new opportunities to fellow property owners. 

This approach creates a 'sticky' system of current beneficiaries rather than having a finite time horizon 
with fair and equitable opportunities to participate in this program. 

For equity considerations to all property owners, not merely current, first-movers, Certificates should 
have a finite, reasoned time horizon (5- or certainly not more than 10-years) but after this initial class of 
certificate holders, each certificate should have no more than a five-year time limit ... at which point the 
certificate is surrendered to the pool for new, next-in-line applicants or equitable draws . 

. 070 Application 

D. Parking- Parking is THE hot-button issue in north coast communities. And it's a tourism-induced 
problem to which STRs contribute. 

Today, as I write this, is a three-day, national holiday ... and parking is ample both along the beach front 
and in town (Manzanita). Of course, its January, too. In July and August, it will be different! 

Parking is a seasonal, tourism caused problem ... and STRs with far in excess of average car use, are a 
major contributor. Average full-time residents likely have one to a maximum of two-cars per household. 
STRs, with average occupancies typically in excess of four to even 18-adults, put far more cars onto 
parking, streets, and downtown, further stressing parking. 

Neahkahnie streets are narrow with many with zero walking space other than the asphalt - certainly 
there are no sidewalks in Neahkahnie. This is a residentially-zoned community favoring walking -there is 
too little safe space for more cars. Families with small children and pets are walking to and from the 
beach at all hours of day and night. 
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.080 Operational Requirements and Standards -

While parking is the hot-button topic in most north coast communities, a key driver of this concern is the 
maximum occupancy of certain STRs. 

The very high STR occupancies drive more cars, more externalities of transient housing, and raised 
concerns for the health and safety of community visitors. The houses used as STRs and communities they 
are in were originally designed, permitted, and built for 'average' single-families. The "average family" in 
the United States is 2.5 persons. Any way you look at it, occupancies of 4 to 20 persons per building are 
greater than 2.5 persons. Infrastructure impacts are proportional to numbers of occupants. (The 
Neahkahnie Water District is very concerned about high demand/ low spring production for water during 
the July thru October season. New metering, new storage facilities, and new rate structures are being 
considered.) 

I can support the notion of an "Estate House". A handful of houses in Neahkahnie were originally 
designed as large houses) ... and I can see the fairness for this handful to continue in this fashion ... and 
related community infrastructure concerns are mitigated by the original robust infrastructure designs 
actually built. Even these Estate Houses need scrutiny-the nine cars jammed into the front yard of one 
of these houses is remarkable ... and concerning. 

K. Fire and Life Safety 

I hope the gamble too many people are taking that the next tsunami won't occur while they're at the 
beach continues to work. Not having 'go-bags' and after-event plans/supplies will likely not be 
immediately fatal. Sort of like the low probability of having one's own house burn down ... but I/we still 
buy fire insurance, don't we? Low probability- high consequence event. Reasonable, low-cost measures 
will save lives. I'll bet that every STR has a flat-screen TV in it which costs more than these safety 
measures. 

Frankly, I believe that the STR industry in Tillamook should demand that a portion of the TLT fund 
emergency PODS strategically located around the County in preparation of the 'big-one'. 

N. Mandatory Postings 

Communication is essential - community members need to know who the correct representative is and 
be able to contact them ASAP. Not having the ability to communicate is unacceptable. Hopefully, I'll 
never need to call ... but it is critical that I have the ability to do so. Thus, the word 'Mandatory' is 
essential. 

Too many permit postings are small and barely visible. (Hey, you're advertising the interior of your rental 
property to the entire world ... at least the local neighbors should get the correct contact number.) 

Q. Good Neighbor Policy and Guidelines 

These are important communication tools ... and periodic reviews and updates are encouraged as 'best 
practices' and issues emerge over time. 
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Too, I'd encourage a more direct and explicit statement regarding coastal wildlife. That is, 'Keep it Wild' 
should be the byword. All human beings should be encouraged to give coastal wildlife space to live -
even if the wildlife might be in distress. 

For example, people sometimes approach baby seals apparently stranded on the beach. Wildlife experts 
tell us time and again - 'stay back' let the mother seal or nature take its course over the next tide. 

Elk are large, powerful, and enormously attractive animals. Some people feel compelled to see how close 
they can get - DON'T! Elk, while being very large, are also amazingly fast and agile when they wish -
humans in the way stand no chance if the elk get scared and bolt. Even worse, the elk might get injured 
in fleeing. 

Or, my personal hot button - 'Do NOT fly your drone near a bald eagle' (Yes, a renter did do this.) IF the 
eagle notices the drone, that constitutes harassment of an endangered species. Fly your drone over your 
own home. Your neighbors will love you. 

I believe most STR users wish to know the correct, wild-friendly, and safe, approach to experiencing 
coastal wildlife-Keep it Wild! Lay it out plainly in the 'Good Neighbor' guide . 

. 090 Additional Inspections 

I'm not an attorney, and I suspect that all these inspections don't come for free ... I'd say they are well 
worth the expense. 

Imagine if even one renter experiences something which might be perceived as a code-shortcut or 
violation? (I'm thinking of a 'home brew' electrical adaptation in a rental I stayed in years ago in 
Washington State -yikes, we requested a different unit). No STR owner would want to be the subject of 
a lawsuit like what might happen. 

There is the old statement, 'Pay me know or pay me more later' - proper maintenance is always the 
correct way to go. 

Inspections promote positive outcomes 

c. On-site Septic System Inspection 

Most of us believe the water we drink is precious - and want it to be pure. Plumes of .... 'icky stuff' occur 
over time. This is another area where being economical is not smart. Do the work that is necessary for 
responsible performance . 

. 110 Implementation of this Ordinance 
I support this section as written. It: 

1. is systematic and rational; 
2. correctly addresses very specific issues with thoughtful procedures; 
3. reduces the 'hereditary rights' which might otherwise accrue to first-mover incumbents.; 
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4. addresses the 'fairness' issue of enabling all interested property owners an opportunity (overtime) 
to acquire a certificate when one is available; 

5. addresses the density issue as important to a 'livable' community year-round rather than eerily
quiet/party-central, bi-polar, seasonal clusters; and 

6. establishes subregional caps reflecting unique 'subregional' (Neahkahnie is not Pacific City!) 
circumstances . 

. 120 Violations, .130 Penalties, and .140 Appeals 
Responsible and responsive property owners are all that is being sought. There is nothing punitive or 
untoward in these sections. We're talking about 'on-the-ground' health and safety for many people -
there needs to be effective measures to assure correct measures. 

Additional Court House hallway chart: 
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L nn Tone 

From: Public Comments 
Sent: Friday, January 20, 2023 1 :SO PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Short Term Rentals - Proposed Ordinance 

From: Lisa Pierce <Lisa@xsspecialty.com> 
Sent: Friday, January 20, 2023 10:58 AM 
To: Public Comments <publiccomments@co.tillamook.or.us>; Sarah Absher <sabsher@co.tillamook.or.us> 
Subject: EXTERNAL: Short Term Rentals - Proposed 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 Tillamook County Commissioners and STR Advisory Committee, 

My husband and I are an STR owner in the Urban Growth Boundary of Manzanita. My family has been 
vacationing in Manzanita since the ?O's. When my father suffered a stroke in 2000 and became paralyzed, that 
all changed given the lack of truly ADA accessible rentals on the Oregon coast. Family vacations in one home 
became my parents staying in ADA hotels while the rest of the family enjoyed gathering together in beach 
house rentals. 

We were finally able to save enough money to buy a lot in the UGB near Hwy 101, and realized our family 
dream of building one of the only wheelchair accessible homes in Manzanita in 2021. While the proximity to the 
beach does not make our STR a "top rental" that books year-round (not even close), we have enjoyed hosting 
several special needs, elderly and handicapped guests which in turn has helped pay the mortgage on the 
property. Our goal is to retire on the property in 8-10 years. 

We have read through all of the emails sent to the county and have found common undertones of livability, 
affordable housing, natural disaster preparedness and environmental impacts. I believe it's fair to state that 
STRs in unincorporated and UGB zones are not solely to blame for those problems and should not bare the 
burden alone to resolve them, but concerns and valid and more rules should be in place. 

We are in favor of mandating all STRs to have all safety measures in place for power outages, Tsunamis and 
other natural disasters. We had to comply with this as part of our permit process but it sounds like other, older 
STRs may have not? We have a "go-bag" and even have a portable saline filter to turn ocean water to drinking 
water on our property. 

We are in favor of every STR being mandated to provide appropriate on-site parking that does not adversely 
impact landscaping. 

We are in favor of every STR being mandated to have appropriately sized garbage containers and service 
once a week. Larger properties should have more than one container. 

We are in favor of all STRs having visible signage displaying contact information for complainants and a fair 
and equitable complaint resolution process. 
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We are in favor of the County imposing "water sense" mandates to STR's, ie updating properties to have 
water efficient toilets, showerheads, faucets, etc. 

We are in favor of the County using lodging taxes to partner with Cities to build more affordable housing 
options in the County. 

Lastly, we are NOT in favor of terminating permits after five years and do not feel this will provide just 
compensation. We propose instead please cap the number of days an STR can rent to180. Most non
oceanfront STRs in unincorporated or UGB zones are not renting year-round. Ours rented for 128 days last 
year. Capping the rental days to 180 would improve livability to year-round residents and lessen the strain on 
natural resources, while allowing STR homeowners the ability to pay mortgages, taxes and upkeep on their 
coastal property. A cap on rental days would also dissuade corporations and mega investors from purchasing 
multiple properties with the intention only of making large profits. 

We greatly appreciate your consideration and time to these important issues. 

Best wishes, 

John and Lisa Pierce 
Manzanita, OR 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Cynthia lee <parcorp@yahoo.com> 
Thursday, January 26, 2023 2:37 PM 
Lynn Tone 
EXTERNAL: STR Feedback 

[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 Committee, 

Our family built a home in Manzanita in 1992. We registered it as rental and used local property 
management. At some point Manzanita adopted STR regulations which did not affect us much. We 
already had a local person responsible for our home; 

I think the concern of neighbors is "who do we contact if there are issues" Manzanita seems to 
accounted for neighbor concerns. Placed a cap on rentals, parking regulations.. It seems to be 
working. the city gets short term rental revenue and the short term rental companies provide local 
jobs. 

Keep in mind, with all the long term regulations under Oregon Senate Bill 608. making it very hard for 
a landlord to terminate a tenancy of a tenant who, has been there over a year. If STR's ended, I 
would not be looking for a long term tenant . I would use my home 5 or 6 weeks a year. The rest of 
the time it would be vacant. I think this similar thought process applies to many vacation 
homeowners. 

I have seen long term rentals with very disruptive tenants in a neighborhood. The landlord has great 
challenges terminating the tenancy. This is a much longer challenge than removing short term 
renters. When properly reregulated, STR homes can co- existence in neighborhood without issues. 
Not allowing short term rentals in the unincorporated areas, does not necessarily track to more long 
terms rentals opening up. Per the reason stated above. 

There is a local long term rental housing issue, which needs to be addressed as a separate issue. 

Tillamook County does not have a strong hotel/motel presence. If there is not a way to integrate short 
term rentals as a part of the tourist/visitors accommodations. How will this affect small busies in 
Tillamook county? 

What impact would no additional STR's have on local small business? 

I believe it is in the best in best interest of the county to create reasonable regulations to create a 
balance. I have read the proposed regulations and I don't see any unreasonable rules. I do believe a 
moratorium would be an issue for the local small businesses and the tourism industry. 

Sincerely, 
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Cynthia Lee 
Property Owner 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Friday, January 27, 2023 1 :49 PM 
Lynn Tone; Sarah Absher; County Counsel 

FW: EXTERNAL: Tillamook Board of County Commissioners and Short Term Rental 
Advisory Committee 

From: PAMELA KEDENBURG <pkedenburg@comcast.net> 
Sent: Thursday, January 26, 2023 1:47 PM 

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

Subject: EXTERNAL: Tillamook Board of County Commissioners and Short Term Rental Advisory Committee 

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

Dear Commissioners and Committee Members: 
My sister and brother-in-law own a STR condominium in Neskowin. Their home is one of 11 
townhouses in a condominium complex that has been a STR property for fifty years. It is 
only because of the rental income that my family has been able to afford to own and maintain 
this vacation home on the Oregon coast. Use of the home has been shared with family members like 
us that would otherwise not have been able afford to spend time at the coast. 

My husband and I have an almost 50 year history of staying at this property. 
Forty three years ago we spent our honeymoon here. Our son (now 38) grew up enjoying his annual 
summer vacations on the coast. Now each year our son, his wife, and our grandson (5) are spending 
time with us there. Over five generations of our extended family have stayed here so it's not an 
exaggeration to say this property holds a very special place in our memories. 

While in Neskowin, our family enjoys a dinner or two at the Cafe on Hawk Creek, gets takeout ribs 
and other items at the Neskowin Trading Company, and strolls up to the Village Scoop for ice 
cream. The Neskowin Farmer's Market is a highlight, along with fires on the beach with 
marshmallows and star gazing. 

Now we have learned that Tillamook County has proposed a draft ordinance that could bring all of 
this to an end for us. Without rental income from the condominium, my sister says that they will need 
to sell if they lose permitting authority to rent. This seems very unfair since their condominium has 
always been a STR property. It would be quite a blow to our family to lose our time together at the 
beach. It has been a real bonding time with our son, daughter-in-law, and our grandson. 
We request that the Tillamook County Commissioners grandfather the STR rights of owners 
in condominium associations that have been operating as STR properties under the 
current ordinance. 

Thank you for your consideration of this revision to the proposed draft ordinance. 
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Pam and Rob Kedenburg 
2508 20th Avenue NE 
Olympia, WA 98506 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Monday, January 30, 2023 9:57 AM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Tillamook Board 6f County Commissioners and Short Term Rental 
Advisory Committee 

From: PAMELA KEDENBURG <pkedenburg@comcast.net> 
Sent: Thursday, January 26, 2023 1:47 PM 

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

Subject: EXTERNAL: Tillamook Board of County Commissioners and Short Term Rental Advisory Committee 

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

Dear Commissioners and Committee Members: 
My sister and brother-in-law own a STR condominium in Neskowin. Their home is one of 11 
townhouses in a condominium complex that has been a STR property for fifty years. It is 
only because of the rental income that my family has been able to afford to own and maintain 
this vacation home on the Oregon coast. Use of the home has been shared with family members like 
us that would otherwise not have been able afford to spend time at the coast. 

My husband and I have an almost 50 year history of staying at this property. 
Forty three years ago we spent our honeymoon here. Our son (now 38) grew up enjoying his annual 
summer vacations on the coast. Now each year our son, his wife, and our grandson (5) are spending 
time with us there. Over five generations of our extended family have stayed here so it's not an 
exaggeration to say this property holds a very special place in our memories. 

While in Neskowin, our family enjoys a dinner or two at the Cafe on Hawk Creek, gets takeout ribs 
and other items at the Neskowin Trading Company, and strolls up to the Village Scoop for ice 
cream. The Neskowin Farmer's Market is a highlight, along with fires on the beach with 
marshmallows and star gazing. 

Now we have learned that Tillamook County has proposed a draft ordinance that could bring all of 
this to an end for us. Without rental income from the condominium, my sister says that they will need 
to sell if they lose permitting authority to rent. This seems very unfair since their condominium has 
always been a STR property. It would be quite a blow to our family to lose our time together at the 
beach. It has been a real bonding time with our son, daughter-in-law, and our grandson. 
We request that the Tillamook County Commissioners grandfather the STR rights of owners 
in condominium associations that have been operating as STR properties under the 
current ordinance. 

Thank you for your consideration of this revision to the proposed draft ordinance. 
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Pam and Rob Kedenburg 
2508 20th Avenue NE 
Olympia, WA 98506 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Monday, January 30, 2023 9:57 AM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Ordinance 84 

From: Janell Dixon <janell.dixon@yahoo.com> 
Sent: Saturday, January 28, 2023 5:20 PM 
To: Public Comments <publiccomments@co.tillamook.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. 

When I became a grandma for the first time in 2017 I thought how cool would it be to get a little place 
at the beach where our family could make special memories together. 
I looked at a few properties and anything in my price range was basically falling down. Not giving up, I 
decided to find a lot and build. It took some time and determination but I found an amazing lot and a 
local builder. That's terrific, but in order to afford a vacation home I'd need to rent it out. It would 
have to pay for itself or else it just could NOT be done. 

The argument that short term rentals take away from long term rentals is just not accurate. With an 
average home price being $SOOK. The monthly mortgage would be over $3500. I don't see long term 
renters being interested. 
Also, short term rentals here are not owned by big conglomerates. That's an old wives tale. 98% of 
permit holders own just ONE property. 

So, in the Spring and summer many homes here that were empty in the colder weather get occupied 
again with owners or visitors coming to enjoy the beach. There are more people and cars in town, 
that's just common sense. It's great for our tourism since we are a tourist town after all. Plus the 
taxes earned from the short term rentals really fill the city and county coffers. 

To summarize, vacation rental owners are not rich or big conglomerates, we're just regular people, 
personally I've never earned more than $20 an hour in my life. STR's do not effect the long term 
housing issue, and as for more cars and people in the summer, we need them and they're not a 
problem. Why won't the county listen? Instead they hire a completely biased lawyer. I'm very 
disappointed in the system. 

Janell Dixon 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Marti Frank <martifrank@gmail.com> 
Tuesday, January 31, 2023 5:02 PM 
Lynn Tone 
EXTERNAL: Comments on the STR proposals 

[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 -

I wanted to offer some thoughts on the STR issue in Tillamook County. 

We bought a vacation home in Netarts last year with the intent to rent it when we were not using it. We obtained a STR 
permit just before the suspension was put in place. 

Because of the way in which we made the purchase, we were required to maintain any home we bought as a vacation 
rental for two years. As such, we only considered homes where short-term rental was allowed. 

As experienced owners of long-term rental properties, we thought we understood what being a short-term rental owner 
would entail and we were quite comfortable with the prospect. 

What we didn't anticipate is the amount of damage incurred, the frequency with which guests violate parking rules and 
occupancy limits, and the disruption an STR causes to our neighbors and neighborhood. 

Even though we ourselves are currently STR owners, we too feel frustrated when we see vacation renters _at the 
neighboring property disrespecting the parking rules, being boisterous in the common areas, and acting un-neighborly. 

While we must continue to rent our home for the next year in order to comply with the tax rules of our purchase, we 
look forward to the time when we can stop renting. We support our HOA's imposition of its own limits on STRs and we 
support the County in taking action that preserves the livability of neighborhoods by sharply limiting STRs. 

Marti Frank 
503.819.4789 
she/her (why?) 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Tuesday, January 31, 2023 3:16 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Support of STR's 

From: Jordan Winters <winters@santepartners.com> 
Sent: Tuesday, January 31, 2023 9:10 AM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Support of 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.] 

Hello, 

My name is Jordan Winters. I am currently a property owner of a house located at 33605 Center Pointe Drive in Pacific 
City. We purchased the property in March of 2022 and immediately began design and engineering for a new 
construction home, for which we began construction in May (clearing, grading, utilities) and submitted for permits in 
June of 2022. Suffice it to say we were shocked, angered and frustrated by the pause that was put in to place. I have 
read the Boards goals, which include protecting property rights while insuring "livability" (please define!) of 
communities. I find it appalling that the needs of few outweigh the needs of many, as it has become abundantly clear 
that the overwhelming voices reaching out to the commission are in support of this program. I cannot fathom how this 
protects my property rights in the least bit. To otherwise, limit, cap and restrict such an economically beneficial 
program, a program that generates significant tourist income to otherwise low income areas of the coast, while 
providing so very few examples of how "livability" in the communities is being affected by this makes no sense. I am a 
common sense individual. If there are problems, real problems, lets fix them. If we have issues with noise, let's find a 
solution (the data OVERWHELMING suggest this is not a problem). If parking is a legitimate concerns, let's figure out 
how to alleviate those issues. But the overwhelming outcry from the other side is that we don't want other people in 
our community. That is like me saying to stay out of Salem, Oregon because I live here. Please provide some legitimate 
justification for why STR's are otherwise ruining or destroying the beach communities and creating hardships for those 
more fortunate who do not have to rely on rentals. Otherwise, please come to your senses and provide some 
meaningful adjustments to the current code that don't effectively ban any new STR's in perpetuity. 

Sincerely, 

Jordan Winters 
Director of Development, Finance Strategist 

M: 503.209.6034 

winters@santepartners.com 
www.santedevelopment.com 

NOTICE: This message, including all attachments transmitted with it, is for the use of the addressee only. lt may contain proprietary, confidential 
and/or legally privileged information. No confidentiality or privilege is waived or lost by any mistransmission. If you are not the intended recipient, 
you must not, directly or indirectly, use, disclose, distribute, print or copy any part of this message. If you believe you have received this message in 
error, please delete it and all copies of it from your system and notify the sender immediately by reply e-mail. Thank you. 
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L nn Tone 

From: Public Comments 
Sent: Tuesday, January 31, 2023 3:16 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: STR situation affects long time organization in Neskowin 

From: caiinc@charter.net <caiinc@charter.net> 
Sent: Tuesday, January 31, 2023 11:24 AM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: STR situation affects long time organization in Neskowin 

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

Attn: Sarah A and David Y 

Another looming demise attributable to the severe restrictions proposed by the new draft for STR's- Neskowin 
Chamber Music. 
https://www.neskowinchambermusic.com/ 

Currently in our 27th Season, the venue for the seven annual concerts is the little Winema Chapel at the Christian Camp. 
The groups we hire to perform are world renowned musicians. Incorporated in their trips to Neskowin and the Sunday 
afternoon performances, many of the groups also do a community outreach in local schools. Having this caliber of 
musical arts available to our community at nominal cost over the years is immeasurable. Of necessity, we operate on a 
shoe string budget and rely heavily on affordable STR housing for the groups. 

If the severe STR restrictions are enforced, it will obviously cut out competition for this type of accommodation. Owners 
that currently have the permits will be able to raise rates exponentially in the absence of competition. How is this fair to 
anyone? .... especially home buyers that have purchased properties more recently with the intent of supplementing their 
mortgage expenses by exercising their right to STR opportunity. In addition, there are a vast amount of people that 
would never be able to enjoy beach time if it were not for STR opportunity of various properties and price levels. 

The proposed draft of the "new ordinance" has such far reaching negative implications for our entire coastal 
communities, it's hard to imagine we have even gotten to the point of such measures being considered for 
implementation. Please help put an end to this disaster in the making, and rather encourage enforcement of the old 
time rules and regs that have been in place for years but may not have been diligently enforced. 

Respectfully, 

Colleen Hofer 
Neskowin Chamber Music 

Co-ordinator 

C. 360-513-7632 
caiinc@charter.net 
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To: Tillamook County Short Term Rental Committee 

This is a follow-up to my comments of January 8, 2023 on suggestions to improve Ordinance 
84. In addition to other improvements, the process for obtaining a permit AND any renewal of a 
permit for a short term rental should include a requirement that all neighbors of the proposed 
rental must be notified of the application for a permit, be provided a copy of the complete 
application, including all supporting documents, and be given at least twenty days after being 
notified and given the complete application to provide their input about the application to the 
Department of Community Development before a permit may be issued. For purposes of this 
requirement, neighbors should include all owners of houses and lots on the block, or the cul-de
sac, and all houses and lots abutting, the house for which a short term rental permit is applied. 

This "notice and opportunity to be heard" process is already used, for example, for land use 
applications. It would provide affected neighbors an opportunity to be informed and a chance to 
be heard before the County allowed a rental that directly affects the neighbors. It could provide 
the County with important information the County may otherwise not have about the applicant or 
the proposed rental property. It may give the County reason to place conditions on a permit that 
would benefit the County as well as the affected neighbors, improve livability for all, and 
perhaps avoid potential liability of the County for allowing creation or continuation of unsafe or 
unlawful conditions. For example, as I pointed out in my January 8, 2023 correspondence, the 
rental the County "permitted " at 7250 Saghalie, Pacific City, has created an unsafe, as well as 
unlawful, parking situation. I think it unlikely the County would have granted the permit it did, 
had the County understood the turning circle area on Saghalie and had accurate information 
about parking. Parking by renters at that address often spills multiple vehicles into the area 
needed for access by its neighbors, by delivery and service vehicles, by emergency responders, 
by medical responders, and others. A carefully conditioned permit, with conditions that could be 
readily enforced,could have avoided or reduced this problem. It is likely there are many other 
short term rental problems that could be avoided if the County had, and respected, input from 
affected neighbors BEFORE issuing or renewing short term rental permits. 

Jim Bartels 
January 30, 2023 
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To: Tillamook Board of County Commissioners & STR Advisory Committee 

The Breakers Homeowners Association respectfully asks Tillamook County to reconsider limiting 

short term rental properties. Particularly those properties in coastal resort towns, like 

Neskowin, that have been specifically set up and operated as short-term rentals for decades. 

The Breakers in Neskowin is a condominium association of eleven individually owned ocean 

front, free standing town homes and a jointly owned manager's house and office. Built in 1972, 

the homes have been continuously managed as a short-term rental property, with a manager. 

Today, 9 of the eleven town homes are short term rentals. 

Because the Breakers was designed for short-term rentals, the complex is set back from nearby 

properties and has off-road, self-contained parking as well as an expansive lawn, children's 

playground, and barbeque area. Recent upgraded landscaping enhances the property, but also 

provides privacy for both our guests and passersby. The homes and grounds are kept at a high 

standard. 

All Breakers homes are family owned and many ownerships go back generations, but they are 

expensive to own and maintain. The Breakers operate under the Oregon Condominium law and 

assess each owner monthly for the maintenance of common areas. Equally important, 

condominiums have a capital reserve fund, fees assessed monthly, for items such as roofing, 

siding, landscaping, paving, etc. As such, Breakers homes and grounds never suffer from 

deferred maintenance and always retain an attractive appearance. 

The Breakers, along with our northern neighbors, has benefited the Neskowin community by 

funding the revetment to provide safe passage at the Mount Angel beach access area. And for 

many years, the Breakers has paid to replenish the sand to further facilitate access for 

everyone. In addition, Breakers' owners, along with other Neskowin ocean front owners, many 

of which are short term rental properties, have paid for the construction and maintenance of 

seawalls. These structures not only protect the Breakers and other ocean front properties but 

also many inland Neskowin properties that are at a lower elevation than the ocean front 

homes. 

The Breakers Homeowners Association is extremely concerned about the proposed County 

changes to rental permits. Under the draft ordinance, Breakers' owners could lose the ability to 

renew short term rental permits in five years. This proposed change has blindsided the owners 

and is an unnecessary financial burden to impose on a short-term rental property that has been 

operating continuously for fifty years! Not only would this impact the owners, some of which 

would be forced to sell because of loss of income, but sale prices would be depressed leading to 

compensation filings and legal challenges to the County. 
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Restricting rentals would also affect local business. The owners and our guests bring money into 

the area by patronizing businesses. Each rental owner also continually updates their home's 

interiors and in doing so hires local trades people and buys from local businesses such as 

furniture and appliance stores. 

For the above reasons, we request that Tillamook County revise the draft short-term rental 

ordinance to allow properties with existing permits to continue operating as short-term rentals. 

Thank you for your consideration. 

Association ofthe Unit Owners ofthe Breakers Condominium. 

Board President: Glenn Garrett. 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Hunter Williams <williams.hunter@gmail.com> 
Monday, February 6, 2023 11 :00 AM 
Lynn Tone 
EXTERNAL: Comments for the STR Advisory Committee 

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

To Tillamook County Short-term Rental Advisory Committee, 

We wish to add our perspectives to the current discussions surrounding STR rules and proposed changes. We own a 
home in Neahkahnie, where neighbors are discussing this issue passionately. 

First some comments about STRs broadly, and then a few comments about particular proposed rules as seen in the 1-9-
2023 draft, and ideas that we've seen in other's comments. 

STRs seem to fall into distinct categories of use, and perhaps treating all STRs as a single category is not the ideal 
approach and will have unintended effects. Rules targeting the most extreme cases end up applying to all, like it or not, 
with that approach. We believe that establishing a tier of STR categories might offer a more balanced approach to STR 
management. 

Consider the following 3 STR categories as an illustration of how various tiers might be defined: 

The first category is that of the STR Business. These properties are owned to-be-rented 100% of the time (or as close to 
that as practical). They are a business endeavor pure and simple, many owned by companies instead of 
individuals. They are a commercial enterprise that has landed in a residential neighborhood. These properties have a 
constant stream of renters, are difficult to live near, and cause the overwhelming majority of complaints that people are 
voicing. 

The second category is that of the Moderate STR. These properties are generally owned by individuals who personally 
use the home regularly, but offset the costs of ownership with periodic rentals. These differ because they rent only 
sometimes, the owners treat the homes as their own, visit often, know the surrounding neighbors personally and 
participate in the community. These properties generally generate far less complaints, and the neighbors know 
personally who to talk to if necessary. 

(We live next door to an example of this, and have no complaints, and share a very good relationship with the owners.) 

The final category is that of the Casual STR. These properties are primarily used by the owners. They rarely rent them 
out, less than say 10% of the time (a fair percentage can be established). If the owners are not there, the property is 
typically unoccupied. However, since the owners can't be there all the time, they would like to - on the rare occasion -
allow a carefully vetted rental of their home, often to friends or acquaintances. 
(This is what we hope to be able to one day do, but it increasingly looks like we will never be able to either get an STR 
permit under proposed limit restrictions, nor, if we did get one would it make anything close to financial sense for just a 
handful of rentals a year.) 

The approach that we.are seeing in the 1-9-2023 draft is to treat all of these categories as the same, which they are not. 
Rules and fees and requirements are stacked up, justified by the worst offenders and are imposed on everyone. 
This makes operating a Moderate or Casual STR increasingly expensive and burdensome. Which discourages or rules out 
entirely their participation, and skews the market toward the STR Business which can easily cover the imposition with its 

1 

3845 of 5195



volume of business, and compete aggressively to obtain and keep the valuable limited licenses. 

This gives an incentive for anyone with an STR license to rent more; ramp up their turnover more and more to cover the 
growing costs and management obligations. 

Perhaps it is in the best interest of everyone to treat each of these categories differently? 
Establish certain categories with increasing rules, fees, and requirements based on% rented, or similar. 

And also a close look into whether a clearly commercial enterprise such as an STR Business is an allowable use in a 
residential neighborhood. 
(Or consider carving out sub-zones based on historic use to allow this in limited areas only.) 

Looking at the proposed rules individually, we have the following comments: 

- The requirement for a local representative/contact within 20 min drive is unreasonable. Most people who own a 
beach house don't also live nearby on the coast. This forces the use of a Rental Agency, which is one more substantial 
financial imposition. A Casual STR can't make this pencil, so they either drop out, or ramp up their business. A 
Moderate STR can't make this pencil at the lower rental turnover rate, so they are pushed to rent more. 
While I understand what this rule is trying to accomplish, it will have a detrimental effect of encouraging more business 
activity instead of less. Perhaps something like this is only required at the higher rates of turnover? Problems with a 
lower-use STR could lead to this being imposed if problems persist, but should not be the default. 
Also the section about 'not answering one's phone within 20 minutes' seems a tall order, and likely to happen for an 
individual who is perhaps sleeping with their phone in the other room. Again pushing one towards needing to hire a 
business to be on call 24-7. In what scenario is this really necessary? Anything we can imagine requiring this level of 
immediate attention would warrant a police intervention, which handles the problem. 

- Proof of Garbage Service seems like another added cost that is unnecessary in most cases. Sure, impose that on an STR 
that has reported issues with garbage piling up. But if people can save money by putting out their own trash cans as 
needed, and are doing fine with this, why the extra imposition? More cost= more incentive to make the STR more of a 
business. 

- The clause about 'no unpermitted improvements except by licensed contractor' seems problematic. The Building Code 
already requires permitting for certain types of work such as anything structural, electrical, etc. This is redundant, and 
the wording is not precise enough. As written, an owner might been seen as violating this clause if the owner does any 
maintenance work themselves, such as simple non-permit-required work like painting. 

- The proposed 'Mandatory Postings' seems excessive, and adds a negative impact to the neighborhood. The proposed 
requirements call for what would be a rather large placard out by the street to accommodate a large amount of required 
notices. Does this improve the look of our neighborhood, or add an eyesore? All of this information could be made 
readily available online by searching the permit number, and avoiding a ratty collection of deteriorating laminated pages 
flapping in the wind in front of houses. Is it not the ideal to have STRs blend in to the neighborhood instead of calling 
attention to themselves? We want less signage, not more. 

- The proposed restriction on 'Events' seems open to abuse. We understand the intent to stop large raucous gatherings, 
but this will have unintended effects if passed. In our experience, celebrating a birthday or an anniversary is one of the 
main reasons someone may consider springing for a vacation rental. They are not necessarily massive parties, but also 
can be just a married couple. This proposed rule is not limited by size - which leaves it open to an STR owner being 
reported for a violation if a quiet couple simply light a candle on a cake and are seen and reported by a malcontent. If 
this section is to stay in, it needs more precisely defining language. 

- The 'Penalties' section .130 also seems open to abuse as it is worded. The way it reads in subsection Bis that an Owner 
gets one violation warning only. Ever. Once and done -there is nothing limiting this per year. After that penalties will 
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accrue at $250 per violation, per day. And then $500. Which can add up very quickly. 
Playing out this scenario, the following could occur, as I read it: 
An STR gets Warning #1 because of a very minor violation such as one of the required notifications on their info sign at 
the street blew off in a storm. The owner promptly fixes it. Soon a storm (or was it a person?) knocks their sign 
over. The owner wasn't there, the house was unoccupied, but it was advertised. 
This means each required posting on the sign and the sign itself would count as a separate violation. It is documented 
by a neighbor as being down for a week or more before being reported, and even though it is promptly fixed once the 
owner is notified, there is a rather large penalty imposed for many days, for many individual violations. Very expensive, 
easily in the thousands. Happens again one more time and the owner loses their license as well as a hefty fine. Thus a 
malcontent could quickly put any STR they don't like out of business. 
And really they don't need to even do anything actively but keep a sharp eye out for even the slightest violation -
because this section says ANY violation. A guest parks slightly out of the designated space? That counts. A birthday 
cake was spotted? That counts. A friendly chat with an STR guest reveals that they are celebrating their 
anniversary? You see how this could be abused. 

Finally, there has been lots of talk about capping the number of STRs. Whether a%, or some other way, I'm not sure 
what the best way to do it might be. I understand the sentiment, as we'd all like to avoid the neighborhood being 
overrun with STR Businesses. Of all the categories to be limited, commercial STR Businesses is the one. However, 
distinguishing between those and other types of STRs seems important, with rules more suitable to their category. 

I personally don't see the need to limit at all the numbers of very-low-rental-rate Casual STRs at all. Every homeowner 
should be able to let someone else stay in their house on the rare occasion and get compensated for their effort and 
expense. Just set a simple cap on the amount of days per year rented. And yes, they need be registered and pay the 
taxes and comply with some reasonable rules. But not be precluded from doing this because an STR permit is 
impossible to come by. 

And similarly, a Moderate STR is very different in impact than a Business STR, and should be limited at a much friendlier 

rate than their troublesome commercial business counterparts. Establishing some reasonable parameters for each 
category seem workable. 

Though there is more to be said, I think much has been addressed by other letters that have been submitted. There are 
some interesting ideas that aren't a blunt-force one-size-fits-all approach. I hope that we can find ways to legislate 
proportional to the impact. 

Thank you for your consideration, 

Hunter Williams, 
Neahkahnie 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Thank You Isabel! 

Sincerely, 

•• 

• 

Sarah Absher 
Monday, February 6, 2023 10:44 AM 
Isabel Gilda; Lynn Tone 
STR Comments 

Sarah Absher, CBO, CFM, Director 
TILLAMOOK COUNTY I Community Development 

1510-B Third Street 

Tillamook, OR 97141 

Phone (503) 842-3408 x34 l 2 

sabsher@co.tillamook.or.us 

From: Isabel Gilda <igilda@co.tillamook.or.us> 
Sent: Monday, February 6, 2023 10:41 AM 
To: Sarah Absher <sabsher@co.tillamook.or.us>; Lynn Tone <ltone@co.tillamook.or.us> 
Subject: FW: EXTERNAL: Form submission from: Contact Us 

Hi Sara, 

Please see the comments below submitted via the county website. It is addressed to the commissioners but I believe it is 
for your STR Committee. Please confirm if the email should also be forwarded to the commissioners. 
Thanks, 
Isabel 

II 
Isabel Gilda I Executive Assistant 
TILLAMOOK COUNTY I BOARD OF COMMISSIONERS 
20 l Laurel Avenue 
Tillamook, OR 9714 l 
Phone (503) 842-3431 
igilda@co.tillamook.or.us 

Thls 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 Oregon Public 
Records law. This e-mail, including any attachments, Is for the sole use of the Intended recipient(s) and may contain confidential and privileged Information. Any unauthorized 
review, use, disclosure, or distribution Is prohibited. If you are not the Intended recipient, please send a reply e-mall to let the sender know of the error and destroy all copies of 
the original message. 

------------------···-----· .. -·----------·---------------
From: Webmaster <webmaster@co.tillamook.or.us> 
Sent: Monday, February 6, 2023 10:12 AM 
To: Isabel Gilda <igilda@co.tillamook.or.us> 
Subject: FW: EXTERNAL: Form submission from: Contact Us 
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Good morning, 

I was wonder if you could assist or pass this along please. Normally I would have sent this to DCD as it is a STR thing, but 
it is also addressed to the commissioners. 

Thank you. 

•• 

II 
William Barlow I IT Specialist II 
TILLAMOOK COUNTY I Information Services 
1716 3rd Street 
Tillamook, OR 97141 
Phone (503) 842-4792 xl 702 
Mobile (503) 812-6720 
william.barlow@tillamookcounty.gov 

This e-mail ls a public record of TIiiamook County and Is subject to the State of Oregon Retention Schedule and may be subject to public disclosure under the Oregon Public 
Records Law. This e-mail, Including any attachments, is for the sole use of the Intended recipient(s) and may contain confidential and prlvlleged information. Any unauthorized 
review, use, dlsclosure, 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: Tillamook County OR <tillamookcounty-or@municodeweb.com> 
Sent: Monday, February 6, 2023 9:55 AM 
To: Webmaster <webmaster@co.tillamook.or.us> 
Subject: EXTERNAL: Form submission from: Contact Us 

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

Submitted on Monday, February 6, 2023 - 9:54am 

Submitted values are: 

Name: James Fazio 

Email: jfazio@turbonet.com 

Department: Proposed Short Term Rental Ordinance 

Question/Comment: 

1049 Colt Road 
Moscow, ID 83843 

February 6, 2023 
To: Tillamook County Commissioners 
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I have had the opportunity to review a draft copy of a new Short Term Rental Ordinance. I don't have your perspective 
of the problem(s) that make this lengthy and burdensome ordinance necessary, but I do know that, if implemented as 
written, it has serious negative consequences for me as a STR owner/operator. My wife and I have operated our STR 
since 2015 with no issues with the county, our guests, or our neighbors. Our property consists of 14 secluded acres and 
we pride ourselves on offering a unique, high quality experience for our guests. We are also good stewards of the 
environment and contribute to the local economy financially and in other ways. We help support 3 local families and, 
along with our guests, spend a considerable amount of money in Tillamook businesses. We are members of the 
Chamber of Commerce, the Tillamook Anglers Association, and Friends of Netarts Bay. We also developed and maintain 
an educational nature trail for our guests. 

After reading the proposed ordinance, I feel compelled to list the proposed conditions that I find particularly 
objectionable: 

.040 C & D 

Although this does not affect me directly, I find it concerning that a government entity can dictate the number of 
businesses allowed in a community. Might this be extended to the number of restaurants, barber shops, gas stations, 
etc.? 

.050 A-3 & 6 

Providing floor and site plans, and proof of access are burdensome and seem entirely unnecessary. 

A-11 

To most entrepreneurs, such discretion given to any county administrator is frightening! 

D-5 

We have abundant parking space on our concrete driveway and circle, as well as an area I maintain for 'overflow' 
parking if necessary . 

. 080 D 

This requirement is an unnecessary problem for us. We often attract guests that hold weddings, receptions, reunions, 
retreats or other small, day-only events on our spacious lawns. There have been no problems, no need for yet another 
permit, and this is important to us for financing the high costs of maintaining our beautiful landscaping. It is also an 
important factor in being competitive in the STR business. 

N 

This is one of the worse proposals. We strongly object to posting of any information at the roadside. Inside the house, 
we minimize signs so we can provide a home-like atmosphere for our guests. Outside, we do not place road signs 
because we do not want to alert passersby that our remote property is a rental - thereby attracting vandalism when not 
occupied. This entire section of the proposed ordinance is major over-kill! 

3 

3850 of 5195



0 

Prohibiting RV's, tents, etc. should be at the discretion of the owner. In our case, we sometimes have a guest who for 
one reason or another wants to have a member of the party stay in their RV, or kids that want to use a tent. We see no 
harm in this as long as it does not exceed the limit of allowable over-nighters. 

Q 

Again, cluttering our property with postings is contrary to our providing the quality experience our guests expect and 
appreciate. We provide necessary information in our contract before guests arrive and in a loose-leaf notebook in the 
residence. That is where we would choose to display the Good Neighbor Policy but what information is provided should 
be left to the discretion of the owner . 

. 090 

C-1 

Regarding septic systems, I believe the county already has this information. That was the case a couple years ago when 
we were notified that we had to reduce the number of guests to 11 based on the size of our septic tank. [I appealed 
based on the intermittent use of our house, the size of the tank, cleaning it out regularly, having no water source near 
the drain field, and having no problems whatsoever. My appeal was denied and we have lost some revenue from groups 
of 12 -14.] 

.l00A 

What purpose can possibly be served by placing one's registration number on advertising?! 

Reading this proposed ordinance has been very discouraging. Primary goals of entrepreneurship are being one's own 
boss and achieving a profit after all reasonable expenses. This ordinance runs counter to both goals and the values that 
have made our country great. Up until now my wife and I have enjoyed a reasonably prosperous business in Tillamook 
County that is appreciated by our guests (we have a 4.9- out of 5-star rating on VRBO with 108 reviews). 

Unfortunately, the conditions imposed by this ordinance make the future of our endeavor in Tillamook County very 
doubtful. We urge you to reduce the number of requirements in this ordinance if passed and to provide more flexibility 
for responsible STR owners. 

Thank you for your consideration. 
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L nn Tone 

From: Public Comments 
Sent: Monday, February 6, 2023 10:00 AM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Short Term Rental Regulations 

From: R Freeman <a1bundy1977@gmail.com> 
Sent: Monday, February 6, 2023 7:48 AM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Short Term Rental Regulations 

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

By implementing the proposed short term rental regulations, especially the cap of 250 feet and not renewing permits 
after 5 years Tillamook will become more of a farm area, as it was prior to the implementation of short term rentals. You 
will take millions out of the county coffers, which in turn leaves less available for public projects for current locals. 
Tillamook and Rockaway have always been vacation areas for families, by killing this industry off you are not only hurting 
us, but hurting your local businesses and contractors. A gigantic portion of the local population relies on the tourism 
industry for survival. 

Many of us who own vacation rentals only want to better the area, not take from it. My wife and I plan to retire to the 
Tillamook area as soon as we can, but are not of age to do so yet. By renting out our home we are helping to pay down 
its mortgage, so we can move there upon retirement and then contribute to the local economy. Our rentals (2) have 
improved the area, provided hundreds of thousands to the local economy in payments to contractors to rehab them and 
continue to draw money into the local economy. By highly regulating short term rentals, you are not only hurting us 
owners, but will be hurting the Tillamook County locals. What needs to be done is to lower fees for water/sewer 
hookups to encourage the building of apartments and condos available to locals only. 

Thank you for your time spent reading my email; all of us owners only want the best for Tillamook and surrounding area. 
We are small time owners, not rich, and only want to retire to the area, and possibly get a small boost to our pension 
payout in retirement by renting one of our homes. 

Richard Freeman 
916-812-8187 
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L nn Tone 

From: Public Comments 
Sent: Monday, February 6, 2023 9:59 AM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: My voice heard on Ordinance 84 

From: J Walt <josephtwalt@gmail.com> 
Sent: Sunday, February 5, 2023 8:17 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: My voice heard on 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, 

I would love to have my voice heard over the county's debate on moving forward with this ordinance. While I am sure 
the committee means well and is trying to improve livability in the Oregon Coast neighborhoods and towns, I feel this 
ordinance is too broad and misguided and punishes people like me who just recently realized their dreams of owning a 
house in this beautiful part of the country. 

I moved to Oregon in 1999 and ever since my first visit to the Oregon Coast that year it became my dream to somehow 
live there. The jaw-dropping beauty of the Oregon coastline, paired with the charm and hospitality of the local towns 
seemed the ideal place to spend my days. 

My career and family ties compelled me to stay in Portland the last couple of decades, but just in the past year my family 
was able to purchase a house in Oceanside through a 1031 exchange. This property would help me realize my dream ... ! 
could rent it out during the year to cover the mortgage and expenses, take my family for a couple of unforgettable 
coastal stays a year, and then in a handful of years when my son is off to college we could finally realize the dream and 
live in Oceanside full time. 

If this ordinance becomes policy and we lose our short term rental permit, we will be forced to sell our house and give 
up our dream of becoming full time Oregon Coast residents, something I've been working toward for over twenty years. 
Not to mention having to sell the house at a considerable financial loss after investing a healthy portion of my 
retirement funds in the purchase. 

My family is not some corporation ... mass-harvesting properties to take them off the market from locals. We are 
invested in the Oregon Coast and its communities, and have been dreaming of becoming full time members. We even 
scheduled our much delayed wedding in Oceanside this summer ... the town has captivated us so that we intended to 
forge an eternal bond between our life and this coastal gem. 

Please do not take this lifelong dream away from us. We love our family trips to the house, the beach, all the coastal 
towns .... we have just begun forging unforgettable memories in our adorable Oceanside home. We love sharing our 
home with our short term tenants ... it's a small house with ocean views, not a party house but perfect for couples and 
small families to peacefully take in the sunsets and the charms that Oceanside has to offer. We feel privileged to care for 
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and provide such a cozy little perch of joy for visitors to the beach. It's an honor to own a slice of the Oregon Coast, and 
it's an immense source of pride for me as a dream realized. 

I hope I'll be able to keep the opportunity to cement this dream even further, as retaining our short term permit will give 
my family the time to realize the ultimate dream ... to be full time residents of the Oceanside town, constituents of 
Tillamook County, and lucky members of this cherished coastal community. 

Thank you for your time, 

Joseph Walter 
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L nn Tone 

From: Public Comments 
Sent: Monday, February 6, 2023 9:59 AM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: STR Draft Proposal - Feedback 

From: Dave Benz <dave.r.benz@gmail.com> 
Sent: Sunday, February 5, 2023 4:41 PM 
To: jean benz <jeanbenz@gmail.com>; Public Comments <publiccomments@co.tillamook.or.us> 
Cc: Jeffie Mersereau <jeffie.mersereau@vacasa.com>; Nyssa Cardwell-Sunset Vacation Rentals 
<nyssa@nehalemtel.net>; Sarah Smyth McIntosh <sarah.smyth.mcintosh@gmail.com>; Sarah Smyth McIntosh 
<sarah@smythlanding.com>; Sunset Vacation Rentals <ssvr@nehalemtel.net> 
Subject: EXTERNAL: STR Draft Proposal - Feedback 

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

Feb. 07, 2024 

David & Jean Benz - Owners 
8194 Nehalem Road 
Neahkanie/Nehalem, Oregon 97130 

We have previously written a request to STR Commitee Head asking a written reply to the proposal stating: 
Distance between STR permitted homes of 250' to 500'. 

We asked what determines who received and or who does not receive an STR permit when our hime and our neighbor 
Steve Ferhing, each have existing permit. How would Tillamook decide which home receives a renewal permit. 

Seems legally unfair to not provide a renewal ti each of us. 

Second, the value of our home if not allowed a STR permit ti be grandfathered in, lower the value of our house when our 
years of rental show income covering necessary mortgage and operational costs . 
We the owners bought our second vacation home to use, based on renting to pay costs associated with specifically our 
mortgage. 

We cannot own this property without income. 

Please advise your reply to our questions on our email. 

Dave.r.benz@gmail.com 
Jeanbenz@gmail.com 

1 

3855 of 5195



L nn Tone 

From: Public Comments 
Sent: Monday, February 6, 2023 9:59 AM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: STR Draft Proposal - Feedback 

-----Original Message-----
From: Janell Dixon <janell.dixon@yahoo.com> 
Sent: Sunday, February 5, 2023 4:37 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: STR Draft Proposal - Feedback 

[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 proposed 84 ordinance is completely biased and unrealistic. 
20 minutes response time? Seriously? I couldn't even get an ambulance to my home in 20 minutes. I happen to live 
across the street from my STR, but for 99.9% of other owners this would be impossible. 
As for the housing shortage argument, if I could no longer use my home as an STR I would NEVER rent it full time. 
Neither would any other STR owner that I know in and around Rockaway. 
A 250 foot buffer between STRs? There are 4 in a row on my street, so who gets the permit? I have never had any 
issues with my guests so why should I be penalized? 
If a certain STR has valid complaints, then take it up with that owner. Suspend them, fine them, whatever, but don't put 
the rest if us in that category. We don't deserve that. 

Why is the County listening to only a few complainers (count them, not even proven complaints)and not the home 
owners who are in more abundance and showing up at the county meetings to trying to educate you on what the facts 
actually are? We're not even allowed to speak. What happened to democracy? 

Sam Dixon 
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L nn Tone 

From: Public Comments 
Sent: Monday, February 6, 2023 9:59 AM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Did anyone see the New Proposed STR Ordinance? What is going on? 

From: Teresa Vileda <teresasunshine47@gmail.com> 
Sent: Sunday, February 5, 2023 4:27 PM 
To: David Yamamoto <dyamamoto@co.tillamook.or.us>; Erin Skaar <eskaar@co.tillamook.or.us>; Mary Faith Bell 
<mfbell@co.tillamook.or.us>; Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Did anyone see the New Proposed STR Ordinance? What is going on? 

[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 am a resident who lives next to a Vacation home rental. My neighbor, who owns the vacation home, 
recently notified me about the counsel impeding on my land use rights and creating a very strange STR 
Ordinance. 

I never asked for this. I love the short term renters as they boost our local economy and increase the 
desirability of our homes. 

After reading the proposed ordinance that takes away my land use rights, both my husband and I will not 
be voting for any of these board members again. They lost my vote and are making history on the coast, 
and not in a good way. My husband and I read the proposed ordinance that will affect our future right to 
rent if we choose to. It appears they are trying to allow only one to two short term rentals per block with a 
250ft rule. Not only will that affect our local economy, it will send our home values down. It is time we 
work with the short term rental owners and potentially a legal team to protect our property rights. Our 
properties came with a very specific bundle of rights when we purchased our homes. These ordinances are 
taking away some of those rights, very specifically our right to rent our homes. 

Some of these ordinances are not only illeagal, they are downright foolish and impossible for STR home 
owners to follow. My neighbor explained they chose a lawyer that is strongly against Short term rentals. 
Why would they do that? This is exactly why these people have lost my vote. If they can't use basic 
common sense and seem to be led by the lawyer, I can't in good conscience vote for someone like that. 
These board members have a duty to protect us, our community, and our rights. I listened to some of the 
meetings on the city website. I saw that none of the board members stuck up for our land use rights. They 
sat silent without backbones. I am appalled. The lack of common sense is very disturbing. Look at the 
below specific item in the proposal... 

They want homeowners to be at their home in 20 minutes? That isn't possible for me to do half the time, 
and I live here full time and don't even rent my house out. 
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My neighbor shared the following proposed ordinance bullet point with me: 

"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 20 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 registration certification, but only by revising the registration 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 20 minutes of being summoned shall be a violation of this Ordinance ...... " 

They said that someone commented the following in their STR group. They emailed me the below 
comment... 

"I wonder what the State of Oregon wage and hour rules say about this? If someone is "on call" 24/7, 
don't they get paid for all this time? What about overtime? 911 operators get paid, work 40 hour work 
weeks, and get paid overtime when needed. 
I should add ..... There is NO Emergency Service in all of Tillamook County that can guarantee a 20 min or 
less response time .... but apparently short term rental owners can?" 

Open your eyes. This is only the beginning. People that write illogical, illegal, and impossible ordinances 
have no business sitting in the seats they are sitting in. Why do they want to ruin our economy? None of 
my neighbors are happy about this either. Makes me wonder what else they will try to ruin. You start 
messing with people's property rights you are in for trouble. Not to mention the money they will be taking 
away from our local business. What is going on in Tillamook County? It is affecting all of us!!! 

Teresa Vileda 
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SJWE-0 U l'..-N El <;H 80 l'..H 00DS.o I'..<; 
NESKOWIN, OR 97149 

February 3, 2023 

TO: 
FROM: 
RE: 

Sarah Absher, Director, Department of Community Development 
Save-Our-Neighborhoods 
Draft Ordinance #84 Revisions 

1l1e working group for Save-Our-Neighborhoods has carefully reviewed the revised draft 
of Ordinance #84 that was distributed in advance of the Tillamook County Short-Tenn 
Rental Advisory Committee meeting on January IO, 2023. We collectively remain 
impressed with the quality of the draft document and the speed with which you prepared 
it. On behalf of the supporters of Save-Our-Neighborhoods, we thank you for listening to 
our concerns and for finding ways to balance the commercial activities of short-term rentals 
with the preservation of neighborhood livability, 

Attached you will find a copy of your revised draft of Ordinance #84 in which we offer 
suggestions to consider as the Short-Tenn Rental Advisory Committee continues 
discussing these issues. Most of our suggested changes are minor; some provide additional 
points to consider. We encourage you to contact us if our suggestions need further 
clarification. We may also have additional comments and suggestions as the discussion 
continues to evolve. 

Again, we thank you for your diligent handling of the Short-Tenn Rental Advisory 
Committee's deliberations and for providing opportunities for community members to 
weigh in throughout the process. 

Contacts 
Tom Prehoditch: tom@kpp-Iaw.com 
Barbara Triplett: barbtriplett@gmail.com 
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Short-Term Rental Ordinance 

010 ..... Title 
020 ..... Purpose and Scope 
030 ..... Definitions 
040 ..... Annual Short-term Rental Registration Certificate Required, Basic Requirements for a 

Registration Certificate, No Nonconforming Use Status Conferred 
050 ..... Application and Fees 
060 ..... Term of Annual Registration Certification and Renewal 
070 ..... Application Required and Burden for Registration Approval and Renewal 
080 ..... Operational Requirements and Standards for Short-Term Rentals 
090 ..... Additional Inspections Required 
JOO .•.•.• Additional Requirements and Prohibitions 
110 ..... Implementation of this Ordinance and Application to Short-Term Rentals Registered and 

Operating on the Date of its Adoption 
120 ..... Violations 
130 ..... Penalties 
140 ..... Appeals of County Decisions Regarding Short-Term Rentals 
150 ..... Severability 

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

A. Repeal. Tillamook County Ordinance 84, Amendment I (adopted April 19, 2019) 
(Tillamook County Short Term Rental Ordinance) is hereby repealed in its entirety. 

B. Adoption. The following sections are hereby adopted shall be entitled the "Tillamook 
County Short-Term Rental Ordinance," as set forth herein, and are collectively referred to 
as "this Ordinance." 

.020 Purpose and Scope. 
A. This Ordinance provides reasonable and necessary regulations for the registration of 

short-term rental use of residential dwelling units, the purposes of which are to: 

Page 1 

I. 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 ofresidential 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. 

Tillamook County STR Ordinance: SON Draft 2-3-2023 
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4. Provide long-term residential options for those people who want to live and work in 
Tillamook County. 

5. Recognize the need to limit short-term rentals within neighborhoods to ensure 
compatibility with, 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. 

6. Help maintain the County's supply of housing available for long-term residential use. 

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

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

D. The regulations in this Ordinance are not intended to permit any violation of the 
provisions of any 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 arc not intended to, 
nor do they, implement the Tillamook County Comprehensive Plan, the Tillamook 
County Land Use Ordinance, nor do they implement any of the State-wide Planning 
Goals. 

F. The short-term rental use ofa dwelling unit does not, in itself, require a home occupation 
permit. 
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G. Administrative Rules. The County's STR Administrator shall have the authority to 
establish administrative rules 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 rules and 
regulations shall be on file in the Office of the County Recorder and shall be posted on 
the County's website. Any such administrative rules and regulations shall be binding 
upon any owner, operator or registrant ofa short-term rental and upon the Hearings 
Officer under Section .140 . 

. 30 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 for a short
term rental registration certificate. 

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 (ORSCR303. I) 
A minimum of70 square feet of floor space and not less than 7 feet in any horizontal 
dimension (ORSC R304. l). If the room is intended for overnight occupancy by more 
than one person, it must have at least SO square feet of floor area per person 
Consists of four walls to the ceiling, at least one of which is located along an exterior 
wall with a window 
A minimum ceiling height of not less than 7 feet (ORSC R305. l) 
An emergency escape and rescue opening (ORSC R310) 
A built-in closet 
A smoke alarm (ORSC R314.3 item I) 
A carbon monoxide detector (ORSC R315.3) 
All sleeping areas used as a bedroom in ashorHerm 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 if designated on the registration application, the 
authorized agent of the owner, authorized to act for the owner of the rental. 
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G. "County" means Tillamook County, Oregon. 

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

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

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

K. "Dwelling unit" means a lawfully established single unit that provides complete 
independent living facilities for one or more people including permanent provisions for 
living, sleeping, eating, sanitation and one cooking area. "Dwelling unit" includes a 
single-family dwelling and a factory-built or manufactured dwelling that bears a valid 
certification of compliance with applicable manufactured dwelling standards. "Dwelling 
unit" does not include a recreational vehicle or similar mobile structure, or motorized 
vehicle designed and built for temporary vacation use. 

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

M. "Estate Home" means a single-family dwelling
1
with five (5) or more bedrooms that has an existing 

license at the time ofado"ti"n nfthis ordinance.I 

N. "Good Cause" for the purposes of denial, suspension, revocation, imposition of 
conditions, renewal and reinstatement of a Short-Term Rental Registration Certificate, 
means(!) 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 Registration Certificate; or (3) the Short-Term Rental 
has been operated in a manner that adversely affects the public health or welfare or the 
safety of the immediate neighborhood in which the Short-Term Rental is located. 

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

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

Q. "Onsite Wastewater Division" means the Onsite Wastewater Division of the Department 
of Community Development. 
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R. "Onsite Wastewater Treatment System" means any existing treatment and dispersal 
system of residential wastewater. 

S. "Owner" means the natural person or legal entity that owns and holds legal or equitable 
title to the property. If the owner is a business entity such as a partnership, corporation, 
limited liability company, limited partnership, limited liability partnership, trust or 
similar entity, all persons who own an interest in that business shall be considered an 
owner for purposes of this Ordinance. 

T. "Registrant" means the owner of a dwelling unit who holds a Short-Term Rental 
Registration Certificate. 

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

V. "Road Authority" means the Tillamook County Public Works Department and the 
Oregon Department of Transportation (ODOT). 

W. "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". 

X. "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, 

Y. "Short-Term Rental" or "STR'' means the transient rental of a dwelling unit for a period 
of 30 or fewer nights per calendar year 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. 

Z. "Short-Term Rental Registration Certificate" means the annual registration certificate 
required by Section .040, described in this Ordinance, and referred to as a "registration 
certificate." 

AA. "STR Hearings Officer" means the impartial judicial decision maker appointed by 

BB. 
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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. 
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CC. "Transfer" means the addition or substitution of.family members not included on 
the original registration application, whether or not there is consideration. If multiple 
owners are listed on a registration certificate, individual owners may be removed from 
the certificate without constituting a transfer. 

DD. "Transient rental" means to rent a dwelling unit for compensation on a less than 
a month-to-month basis. 

EE. "Vacation Home Rental" means the transient rental of an entire dwelling unit. 

FF. "Daytime" means between the hours of7:00 am to 10:00 pm. 

GG. "Overnight" means between the hours oflO:00pm to 7:00 am the following day. 

,40 Annual Short-Term Rental Registration Certificate Required, Basic Requirements 
for Registration, 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 shorHerm rental 
without a Short-Term Rental Registration Certificate. "Advertise or offer" includes through any 
media, whether written, electronic, web-based, digital, mobile, print media or any other form of 
communication. 

A. Certificate Must Be Obtained. A Short-Term Rental Registration Certificate shall be 
obtained and renewed as prescribed in this Ordinance before a dwelling unit may be 
offered, advertised or used as a short-term rental. The permission to operate a short-term 
rental in unincorporated Tillamook County that is embodied in a registration certificate 
may be revoked for failure to obtain, renew or maintain registration, to operate a short
term rental in accordance with all requirements of the registration certificate, 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 registration certificate. 

B. No Nonconforming Status Conferred. The fact that an owner of property or other entity 
may hold a registration certificate 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 registration 
certificate. 

C. Cap on Number of STR Registrat_ion ___ Ce,rtificates In Effec_t for Unincorporated 
Communities , , , , , The Count has 
established a limit on the number ofSTR Registration Certificates that can be in effect at any 
one time for defined residential subareas within Tillamook County. If at the time of registration 
application for a new or renewed STR registration certificate, there is not room within the 
applicable subarea cap to accommodate the new or renewed STR registration certificate, the 
application will be denied, but the applicant will be placed on a waiting list in order of 
rejection/non-renewal and will be contacted by the STR Administrator as soon as there is 
room within (under) the applicable subarea cap to accommodate the new/renewed STR 
registration certificate. 
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TR Regist~qti~_rf, <;!rlijicates, In ~ocqtions ~Ufs/de[.!J.nincorporated 
· · · The Countv will not issue or 

ion certificate if, at the time of application, there is a valid and 

D. Density Limitation on S 
Community Boundaries 
renew a STR registrat 
registered STR operat 
closest property bounda 
STR registration certift 

ing on a property within 250 feet ( closest property boundary to 
ry) of the applicant's property. Any applicant for a new or renewed 

·cate that is barred due to this provision will be placed on a waiting 
list in order of rejection/non-renewal and will be contacted as soon as the property is no 
longer within 250 feet of another active STR registered property . 

• 50 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 annual renewal of a Short
Term Rental Registration Certificate thereafter: 

Page 7 

I. 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 ofa local representative, which can be a person or 
company - a Qualified Local Contact Person - who can be contacted concerning use 
of the property or complaints related to the short-term rental, as set forth in Section 
.070. For the purposes of this requirement, "local" means the representative's is 
within a 20aminute travel time of the subject property where the short-term rental is 
located. 

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

4. Proof of Liability Insurance. 

5. Proof of Garbage Service. 

6. Proof of Access. The applicant shall provide proof of an approved road approach for 
the subject property from the local road authority, where applicable. 

1. Notice to Neighbors. The applicant shall provide an annual mailing or distribute by 
hand, a flier to owners and residents of neighboring properties within 250 feet of the 
perimeter of the rental property containing the registration certificate number, 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. 

Tillamook County STR Ordinance: SON Draft 2-3-2023 
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8. Documentation a/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. Transient Lodging Tax Registration. Evidence of transient lodging tax registration 
with the County for the short-term rental. 

I 0. 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. Such other information as the County's STR Administrator deems reasonably 
necessary to administer this Ordinance. 

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. 

I. The County's STR Administrator may conduct a site visit upon an application for a 
short-term rental registration certificate or registration 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 the normal business hours, and with reasonable notice. 

2. The County's STR Administrator may visit and inspect the site ofa 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. 

C. Incomplete Application. If a short-term rental registration 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 
withdrawn and the County may refund all or a portion of the application fee. 

D. 1µ.egt!li-at(ofl .. Fe(!s .. Tli·e·'tee 'roi--appiiCiti_qJ1 ,fOI' a shofi~term ren·ta( regJStr.iti9n Cei-t.jfic:.ife; or: 
regi_stration_ce_r_titfoa_te renewal ,shall be a~·.established by reso.lution of.the Board of, 
~ommissioners,_·b_ut Shall not.be l~ss than th~ following arl1ounts;;L --------------- Commented JA5J: The charges identified in section D.l to 

D.S seem very low Md may not cover the expenses incurred 
by the County in administering STRs. What limits the 
amount requested for these fees. 
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.60 

1. Application fee of not less than $400, consisting of an application fee and an 
inspection fee. 

2. An annual renewal fee of not less than $300. 

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

4. After the inspection and the County's STR Administrator has confirmed the number 
of bedrooms does not exceed the number indicated on the application, a fee of not 
less than 
$75 per bedroom shall be due before the County issues the short-term rental 
registration certificate for the dwelling unit 

5. Any ~1..t~.ratio~ to an existing Short-Term Rental Registration Certificate shall be 
subject to a registration certificate alteration fee of not less than $50. 

---{, __ D_,_1,_,._d_"-------------

---{ Commented (A6): What constitutes illl alteration? 

rr~rm OrA,int1~l.Regis.tr·atign .GCi:t)ftiit!~J!.arid Rcnctt:al'L ________________ Commented [A7J: What are the logistics for issuing licenses 
when the pause is lifted? 

A. Term. A short-term rental registration certificate is valid for one year ( 12 months) and 
shall automatically expire if not renewed on or before the anniversary date of each 
ensuing year. If the contact person or property ownership status changes during the 12-
month registration certification period, the new property owner shall~ notify the 
County in writing of the change and provide all new contact and tax payment 
information within XX days. 

B. [_Trallsferabilit)'. The_segistrflti'on ceitifi~ate"S11au be issued inothe name of the sh0ri-term: 
rental prope.rty ow.ner(s) an~ is,_t~a.nsferab,le to another person_ or entity, but. the new . 

. oWners inust still_ renew the regisf.ratt.·, o.~n~c=•~·,:1=i=fi=c=•t=io=n~•=nn=u=•=l~ly~an=d:..::q=u=•l=ify:'.._a=c=c=o=rd=i=n=g~t=·o _______ (c;;;;;;;;;;;;;;l!A,i;,,;;;;;,w.;~.,;;;;;:;ii,,i.,-;;;-;;;;;-l 
t_he-applicable, s!anda~ds. for r9ri.e-wa_l.L Comm,nted (A8J: The ability to transfer all STR licenses 

• 70 Application Required and Burden for Application Approval and Registration 
Renewal 

should be rescinded. The only allowable exception could be 
for family members . 

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

B. Burden of Proof The applicant has the burden of proof to demonstrate compliance with 
each applicable criterion for initial approval or annual renewal of the Short-Term Rental 
Registration Certificate. The approval criteria also operate as ~ont.i11.uing_cod~; 
~.om·p,1iiinc.e: obligatiol'lsl 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 Subsection .090. 
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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: 

L One all-weather travel surface off-street_parking spa_ce ~hall be _p_rov_ided_for evety 
_bedroom in the dwelling unit. ·- -- ·· · - - - - -- · · - -- ·· · - ·. · ·---- ·-· ' Formattd: Strikethrough 

~h(il(~_~f~~~flJ}~-el, :~P.Llf.~ .. fil!!~ge is used to meet the parking requirement, a _Q~h~o~t~o~o~f _______ Commented JAIO]: This sentence stems unnecessary since 
the interior of the garage shall be submitted at the time of application and registration the number of bedrooms will always be a whole number. 
certificate renewal to show the garage is available and large enough for vehicle 
parking. 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 sllbject 
property has a Short-Term Rental Registration Certificate. 

2. Vegetation removal in the front yard shall be theptlinimllin:n~_c;_es~ary eto,,_,.cr~e~•~te~•~n~d,_ _____ _....- Commented [All]: Doesn't this sentence need more 
maintain the required parking spaces. speeificity7 Who will be the arbiter of how much vegetation 

removnl is too much? 

3. Each parking space shall be a minimum of 8-feet by 20-feet. Parking spaces shall be 
oriented on the subject property in a manner that ensures maneuverability of vehicles 
within the property boundaries. 

4. No more than one (1) vehicle per bedroom shall be allowed for each STR. Two (2) 
additional parking spaces may be allowed for daytime guests. On-street parking 
is prohibited. 

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 require all renters to use the off-street parking 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. Registration Approval and Annual Renewal Criteria. To receive approval, registration 
certificate renewal, or maintain registration certification, an applicant must demonstrate 
with a preponderance of credible relevant evidence that all of the criteria in Section .080 
are satisfied. 

G. Initial and Every Third Year Renewal Inspections. To merit approval of an initial (first 
year) Short-Term Rental Registration Certificate following adoption of this Ordinance 
and at the time of renewal request eveiy third year thereafter, the applicant must obtain 
and provide to the County evidence of the satisfactory inspections described in Section 
.090. 
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.80 Operational Requirements and Standards for Short-Term Rentals. To qualify to 
obtain or retain registration certification, 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-Tenn Rental Registration Certificate. 

A. Maximum Occupancy. The maximum overnight 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 overnight occupancy of six (6) 
people. The contact person may allow up to two (2) minor 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 ofa short-term rental shall be 
verified at the time of physical inspection of the short-tenn rental and using County 
Assessor and/or Department Building Division records. 

B. Maximum overnight occupancy of a rental shall not exceed 10 (ten) persons within the 
short-tem1 rental dwelling unit and up to two (2) minors aged twelve (12) and under. 

C. (I'iie-owner ofan "Estate Home,,' Sh.iii be exempt fromsub'sec1:fon (Bfofihis seCtion to 
· Four f4'i additj,9_'!!!! n~.!l".!~ Exel!_lQtion shall allow for a maximum'. 
pancy offourte~n {MlP~r.s,o,n_s,.I The contact oerson mav allow uo to two 

allow for up to 
-~v~~igh(o.c:~u 
(2) minor child 
maximumnum 

ren, age 12 or under, to occupy the short-term rental in addition to the 
ber of occupants otherwise provided in this Subsection. 

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

E. Off-street Parking Spaces Required One (I) 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 the shortMterm 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 satisfy this requirement. Where registralion certification relies on 
contractual off-site parking arrangements, the property owner shall provide proof of 
availability in the form ofa legally binding contract for the off-street parking for the 
duration of time the rental property has a Short-Term Rental Registration Certificate. 

F. Noise. Any radio receiver, musical instrument, phonograph, loudspeaker, sound 
amplifier, or any machine or device for the producing or reproducing of any sound shall 
be conducted within a fully enclosed short-term rental dwelling unit and shall not be 
audible beyond the property lines of the subject property where the short-term rental is 
located. 
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G. Quiet Hours. The hours of 10:00p.m. to 7:00a.m. are quiet hours, and there shall be no 
amplified music and no loud singing, talking or other audible noise during quiet hours 
that can be heard beyond the property boundaries of the short-term rental property. 

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~ lan_d use ordeveloJ)ment regula.tion, 
nor does pnor operation of a short-term rental give rise to a noncontOrmmg use nght 
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 registered shorMerm rental shall be fully 
permitted and all work completed by a licensed and duly qualified contactor. Any 
sleeping area used as a bedroom shall be inspected and permitted in accordance with the 
provisions of this Ordinance. Areas not approved for use as a bedroom shall be locked 
and secured as deemed appropriate by the STR Administrator and shall not be utilized as 
part of the short-term rental. 

J. Contact lnformation. Each registrant shall provide the name and contact information ofa 
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 20 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 registration certification, but only by revising the registration 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 20 minutes of being summoned shall be a violation of this Ordinance. 

K. Fire and Life Safety. A completed ch_eckl_ist fo_r fire safet)r (fire ~xtinguishers, smoke 
alarms, carbon monoxide detectors, bhfmrleY and dryer vent cleaningl etc.) shall be 
required with each annual short-term rental registration application and renewal. The 
contact person shall be responsible for completing the fire safety checklist and 
ensuring continued compliance. The County shall verify the information required prior 
to issuance ofa Short-Term Rental Registration Certificate and may require further 
demonstration or proof for a renewal at the County STR Administrator's discretion. 

-- Commtnttd {All): There was a chimney fire in a 
Neskowin STR in the fall. Wood-burning fireplace lll'ld wood 
stove chimneys need to be cleaned annually. Similarly, dl)'er 
vents need periodic cleaning. 

1, At least Piie fun~t_ioning "fire .e'xtingu·l~hef'kohha~l~I Qb£•~•~cc~e~s~s~ib\lly)'__!<lo~c~a~te~d~w4ittth~in~th~e~s~h~o~r~t-c_ ____ -C--(c~,~m;m;,;,~"~'llA~l4~1,=R~•~•;om;m;m~d!•Efi~"~'~'"~·,i8"~;,~h;"~'~;u;.::J 
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. 
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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. Every bedroom shall have a smoke detector that is interconnected with a smoke 
detector in an adjacent hallway, common area, or in the immediate area of bedroom. 
Additionally, an interconnected smoke detector shall be placed on each additional 
floor and basement without a sleeping area. Interconnected may be via hardwiring or 
battery-operated wireless interconnectable smoke detectors. 

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

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

8. All interior and exterior stairways with 4 or more steps and that are attached to the 
structure, shall be equipped with a handrail. 

9. All interior and exterior guardrails, such as deck railings, shall be able to withstand a 
200=pound impact force. 

Io. ~Xtedor ·11ghiiilg··s11a·1cbe··c11rectecf iri .. ll CIOWl1Ward 'dfreCtiClll to ·privciiit g1are-onto·1 

8._djac.ent properti_es J 
L. Emergency Escape an d Rescue Openings for bedrooms: 

its constructed after the adoption of this Ordinance, every bedroom I. For all dwelling un 
shall have at least 
shall not be more t 
public way or to a 
opening at grade fl 
floors. Minimum n 

one operable emergency escape and rescue opening. Sill height 
han 44 inches above the floor. Openings shall open directly into a 
yard or court that opens to a public way. Minimum net clear 
oor openings shall be 5 square feet and 5.7 square feet at upper 
ct clear height is 24 inches and net clear width is 20 inches. 

LFor all dwelling units constructed prior to the adoption of this Ordinance, every 
sleeping area shall have at least one operable emergency escape and rescue opening 
that has been inspected and approved by the Tillamook County Building Official 
pursuant to the currently adopted Oregon Residential Specialty Code. 

M. ~Q(i(f__ Wii~{iColtiiJ:iion ':' 1~)1i_tml1m siii-v{C,~f.e,qu/,:ements. T~e PTO{';CftY.' o\~_ner, shaft' i. 
~'iibScribeto ilnd pay for weeklY SOiid waSte colleCtion service by_ the-loclll franchise' 
ha_uler_with.assi.s_te~ pick-up._pro_:vide_d .. by_t~eJranchise. For the pur~osCs_ofJh_is_ section,· 
a's'sfS:i'ed J)iCk-llp means the co·ueCtioii ·drfiier· it"ltrieves· the cart from the driVew.iy, rolls· it: 
9.4~ fo,r_servJc_e, .an~ then_p;l,ac~s_it.,,b~c~ in ,its_original l.o.qation. J'be owne_r s_.hall_provi_de; 
C;oyCied garbage· co.nta"iners that can be secured in complianCe'v/ith franch.ise' 
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recji.ifremellts: AU' I)lacai-dS aiid noticCS to reriters.sh8.lf"include ffie··requiremCriTiha( 
'renters shall dispose of all household garbage in the containers and keep them I 
povered/s~cured. Garbage, rccy1ci:iµ:g:::o~r~•:ny'.::o:th:c:r~w=•:•:••::_:p~ro=d:u:c:ts~s=h:•:l~l n~o:t~b=•~p:"i:•:Ce:d~'---------fc,;;;;;;;;;;;.i"iAioT,"sri;:;;;.;;;;;;;;~;;;;.;;;;,;:--, 9.utsi_~e_,:,~ d~signat~d c_arts/cans,L Commented [A16]: STRgarliagemanagementcan be 

handled in any of the following ways! (I) guests take the 
N M. d p Th Sh T R IR · · C 'fi · db h garbagetoatransferfaeility,(2)gueststakethegarbageto . an atory ostings. e ort- erm enta eg1strat1on ertl 1cate issue yt_ e theirhome,(3)guests/cleaningstaffplacegarbagecansin 

Cp_u!1tyJ9.r .a,_c,2py -~h.er~of) for th,~- s}!o_r~-~erm r~ntal shall be displayed in a IPiqiiin:iillf: the driveway no earlier 1han the morning of colJC(:tion, (4) 
Jo.catiqn withi!l _the _int~~ior o.f the dw~llh1g _uni! ~9jacent to the front door and at the guests/cleaning staff place bear-proof cans in the driveway at 
property's boundary at the front of the dwelling unit where it is visible and readable by ~ any time. 
anyone in the road right-of-way. Additionally, the owner shall post _a p_lacctrd inside_ the_ Commented (AI7J: Dwellings in the projected tsunami 
short-term _rental. dwe_ll_ing unit_ at the front door and_ ~utside ih·e urlff .it the: p~_0perty· line.; inundation zone for a Cascadia Subduction Zone earthquake 
Yihe"re it call easily ,be i-e'ad by peoPle, ill_ the" road riiht-Qf~way th8t confains the ,follo~ing '. should be identified on the Registration Ccrtitica1e . 

. i.n(Q!JTI..atii:m:-c_ ______________________________________ Commented (AISJ: The minimum sizeofthe placard shall 
be 12" x 18". 

I. The registration number that confirms the certificate is issued by T11lamook County, 
with the date of expiration. 

2. The name of the property owner and the contact person and a telephone number 
where the contact person may be contacted in case of any problems and/or 
complaints about the short-term rental; 

3. The number of approved maximum parking spaces and their location(s); 

4. The number of bedrooms and maximum occupancy permitted fo(' the short-term 
rental; 

5. Any required information .and conditions specific to the Short-Term Rental 
Registration Certificate; 

6. Day of week of trash pickup; 

7. The property address. 

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

P. 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. 

Q. Good Neighbor Policy and Guidelines. The property owner and contact person shall 
acknowledge the County's Good Neighbor Policy, shall post them in every short-term 
rental, and provide copies to all short-term rental renters: 

Page 14 

Good Neighbor Policy: 

Commitment to Community: We share our Expectations of Conduct with guests 
in multiple ways: on our website, at time of booking, and upon arrival. These are 
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enforceable standards required by the local jurisdiction. We think it's good 
infonnation for residents, tool Here are a few examples: 

Neighbors & Noise - The neighborhood general quiet hours are from IO pm to 
7am. 
Parking - Parked vehicles may not block driveways or emergency vehicle access 
lanes; Obstructed access means delays, and delays could cost someone's life. 
Park smart. 
Speed Limits-Be mindful of posted speed limits. If you're not sure, slow down. 
Garbage - All garbage will be put in the provided secure containers and will be 
picked up by a local franchised hauler at least once a week. Did you know it is 
a crime to put garbage into a can that is not for your home? 
RVs - Occupied trailers and tents are not allowed on the premises at any time: 

A fle_ts :-. !,_~a~_I! y~_u~_ pet .lln_le_~~-YO!J __ are_J!1"~-~l~_n.rly_£!t?.~.n~_d .. !?ff !_cash area. ~ 
'e_lean, UfJ ... aft_er -~e~ .. '_'_H's yeur_ du,t:,: !e. i,_i_ek _up yeur fl -~et~•,~'.-W1/aas~\~e.µ!'.'ll ____________ .---
Fires - Fires are only allowed in ~~Si&lllltC'Cf ,areas, -L~d should never be left 
unattended. 

Commented {Al!IJ: Pet waste must be collected and 
appropriately discarded In the STR's garbage can. It is 
unacceptable to leave bagged pet waste along the road or in 

Fireworks - The State Fire Marshall says, "Keep it legal and keep it safe!" 
Fireworks are illegal in residential areas and prohibited on all of our beaches. 
Drones- Be mindful of where you are flying, and respectful of private property 
and wildlife. 
Extras during COVID - We ask our guests: "In the last 14 days, has anyone in 
your party: 1) Been tested for COVID, 2) Tested positive for COVID, and 3) 
Exhibited symptoms of COVID?" We encourage social distancing and offer 
contactless check-in & check-out. 

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

A. Inspection Required. The owner of the short-term rental dwelling unit shall obtain an 
inspection by the local building inspector to inspect the dwelling unit and determine that 
the dwelling unit meets current requirements of the International Building Code, 
including compliance with applicable fire and life safety code requirements for 
occupancy of the dwelling unit as a short-term rental. Inspection shall also 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. A Short-Term Rental Registration Certificate shall be not 
issued until the short-term rental passes inspection by the County Building Inspector. 

8. -Reinspection Requirements. In any case where an inspection is not approved by the 
County Building Inspector, the County Building lnspector 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 
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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 
registration application shall be invalidated, and the property owner must reapply and pay 
the requisite application and inspection fees. 

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

I. 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 3 years of the date. of the registration 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 the ES ER or within the specified timeframe for completion of the re inspection 
as specified in subsection B above, whichever occurs first. Registration certification 
shall not be issued or renewed 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, registration certification shall be revoked. 

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, 
2023. 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 
Registration Certificate. The Onsite Wastewater Division is the delegated authority 
to adopt 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 the Unincorporated Tillamook County. 
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A. Advertising and Registration Number. The property owner or contact person shall put the 
annual registration number on all advertisements for the specific property wherever it is 
advertised for rent. 

B. Complaints. 

1. Response to Complaints. The contact person shall respond to neighborhood 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 shorMerm 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 twenty (20) 
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 shorMerm rental. Unresolved complaints 
shall result in an immediate violation of this Ordinance. 

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. 

C. Inspection. Upon application for a Short-Term Rental Registration Certificate, 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: 

l. Events. Examples of events include, but are not limited to, organizational meetings, 
company retreats, wedding ceremonies, rehearsal dinners, family reunions, 
anniversary or birthday parties etc. Events where an approved Temporary Use Permit 
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has been issued by the Department of Community Development are exempt from this 
prohibition. 

2. Unattended barking dogs. 

3. Activities that exceed noise limitations contained in this Ordinance . 

. 110 Implementation of this Ordinance and Application to Short-Term Rentals 
Registered and Certified on the Date ofits Adoption. All new/initial Short-Term Rental 
Registration Certificates 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, registered and 
operating on the date of adoption of this Ordinance (Lawful Pre-Existing Short-Term Rentals). 

A.Lawful Pre-existing Short-Term Rentals. To qualify as a Lawful Pre-Existing Short-Term 
Rental, the property owner must be able to demonstrate the following with credible 
evidence to the satisfaction of the County's STR Administrator: 

1. The short-term rental operator had a County-issued registration certificate during the 
12 months preceding adoption of this Ordinance. 

2. Proof the short-term rental has been rented during the 12 months preceding adoption 
of this Ordinance for a verifiable number of nights. 

3. The short-term rental owner paid the County's Transient Room Tax during the 12 
months preceding adoption of this Ordinance for a verifiable number of nights. 

4. The short-term rental owner paid the County's Short-Term Rental Operator License 
Fee during the 12 months preceding adoption of this Ordinance. 

B.1,6eJen-ed COmpliance with Somf/STifR.equi,-·eiiients/0/RenewaiOjln.eftil p;:e:eXisi"inil 
§TRs. Lawful_ Pre-existing STRs, as defined in this section, shall be subject to andi 
~amply with_alt of the operational requi(ements in this Ordinance except_ for the j 
following'L: -----------------------------------· Commented (All]: We appreciate the underlying basis for 

I. New application or renewal precluded due to the subarea Cap. The subarea caps 
limitation in Section .040(C) shall not apply to the first S registration renewals for 
Lawful Pre-Existing STR following adoption of this Ordinance. Registrants must still 
renew their registration annually but will not be denied due to the subarea cap during 
the first 5 renewals. Thereafter, all applicants for a new or renewed STR registration 
shall be subject to the applicable subarea cap. 

2. New application or renewal precluded due to 250-foot density limit. The 250-foot 
minimum separation density requirement in Section .040(0) shall not apply to the 
first 5 registration renewals for a Lawful Pre-Existing STR following adoption of this 
Ordinance. Registrants must still renew their registration annually but will not be 
denied due to there being an active registered STR property within 250 feet the 
applicant's property. Thereafter, all applicants for a new or renewed STR registration 
shall be subject to the applicable 250-foot minimum separation distance between 
registered STRs. 
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C. Compensation for Reasonable Investment in a Dwelling Unit as a Short-Term Rental. 
When the operation of a short-term rental must be curtailed or eliminated as a result of 
this Ordinance. 

I. The 5-year deferred compliance (amortization period) provided for in this section for 
Lawful Pre-existing Short-Term Rentals shall be deemed just compensation for any 
reasonable investment that the property owners may have made in the dwelling unit 
for its use as a short-term rental that cannot otherwise be recouped, through use of the 
dwelling unit for long-term residential tenancy. In the event that an owner deems the 
amortization period provided for herein to be insufficient compensation to recoup his 
or her reasonable investment in the property's actual use as a lawful short-term rental 
(i.e., hosted homeshare or vacation home rental) or imposition of these regulations 
results in a demonstrable reduction in the property's fair market value, such a 
property owner shall apply for additional compensation from the County pursuant to 
this section .. 

2. To seek additional compensation, the property owner shall submit a written claim for 
additional compensation with the County's STR Administrator within 90 days after 
the adoption of this Ordinance. In such claim, the property owner shall provide 
documentation of the owner's reasonable investments in the property exclusively for 
its use as a transient rental that exceed the value that can be recouped from continued 
transient rental use of the property for the amortization period and which cannot be 
put to any other economically viable use of the property. The property owner's 
burden of proof requires credible evidence that this Ordinance caused a reduction in 
fair market value of the property as a lawful short-term transient rental as compared 
to use of the property for long-term tenancy that cannot be recouped by the 
amortization period provided in this section. For purposes of this section, "credible 
evidence" means a professional real estate appraisal of the property's value with and 
without the regulations in this Ordinance, less the rental value derived from the 5-year 
amortization period for herein. If the property owner is able to demonstrate that 
application of this Ordinance resulted in a loss in property value that cannot be 
recouped through the amortization period provided for herein, the County STR 
Administrator may provide additional compensation in a form and amount of the 
Administrator's choosing based upon the evidence. 

3. The property owner may appeal any such final determination pursuant to Section 
.140 . 

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

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

• 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, of advertises, the property in violation 
of this Ordinance is subject to the enforcement authority of the STR Administrator. 

B. !Each 24:hour peri0d 'in whiCh. a dWernll·g Unit is used, or 8.dvertisCd, in ·y·i018.tion Of ihiS 
Ordinance or any other requirement or prohibition of the Tillamook County Code shall be 
fonsid~r~_d a_ sep_anite occurrenc~_ and sep_ar,aJe. violation. for calc.u.I.ation. of the followi!lg 
fines:L __________________________________ _ 

I. The first occurrence ofone 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 ofviolation(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 ofa Short-Term Rental Registration Certificate and cessation of use of the 
dwelling unit for short-term tenancy: 

I. Failure to renew a Short-Term Rental Registration Certificate as required by Section 
.060 while continuing to operate a short-term rental. 

2. Receipt by the County of3 or more unresolved complaints about the short-term rental 
within a 12-month period alleging violations of the requirements of this Ordinance. 

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

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 certificate. 
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5. Upon an emergency suspension or revocation of a Short-Term Rental Registration 
Certificate 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 o.r a Short-Term Rental 
Registration Certificate 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 or revoking a Short-Term Rental Registration Certificate may be 
challenged, ifat all, only pursuant to this section. This includes a decision by the County's STR 
Administrator made pursuant to Section .110 regarding a Lawful Pre-Existing Short-Term 
Rental. 

A. Filing Requirements - Notice. The property owner or authorized agent may appeal a 
decision to approve, renew, deny or revoke a Short-Term Rental Registration Certificate, 
including any decision related to a Lawful Pre-Existing Short-Term Rentals under 
Section .110. 

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 registration application, registration 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 by resolution a fee for filing an appeal under 
this section, payment of which shall be a jurisdictional requirement. 

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

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

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

H. Standard of Ret>iew 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 Registration 
Certificate, 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 Registration Certificate, operation of the short
term rental may continue under the Short-Tenn Rental Registration Certificate. 

I. Finality. The STR Hearings Officer's decision shall be final on the date the decision is 
mailed to the appellant. The STR Hearings Officer's decision is the County's final 
decision on the matter and is appealable only by writ of review to Tillamook County 
Circuit Court . 

. 150 Scverability, 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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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Thank You Nicole, 

Sarah Absher 
Monday, February 6, 2023 7:10 AM 
Nicole Twigg; Lynn Tone; Erin Skaar 
Re: Public comment data collection 

We will include this data as public comments for committee review. 

Sincerely, 
Sarah 

Sent from my T-Mobi/e SG Device 
Get Outlook for Android 

From: Nicole Twigg <nicoletwigg22@gmail.com> 
Sent: Monday, February 6, 2023 6:35:54 AM 
To: Lynn Tone <ltone@co.tillamook.or.us>; Sarah Absher <sabsher@co.tillamook.or.us>; Erin Skaar 
<eskaar@co.tillamook.or.us> 
Subject: EXTERNAL: Public comment data collection 

[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 County Commissioners, Community Development, the STR Advisory Committee, and any other interested 
parties. 

There have been some looming questions after all the presentations about property data, and what would be 
the desired outcome of a reduction of STRs in Tillamook County. If we reduce the overall numbers, what would 
these properties become? Who would benefit? I have compiled a list of data that I don't believe was previously 
(and recently) presented. I tracked data collection points and am happy to discuss any part of this process that 
led to these findings. 

Nicole Twigg 
Kiwanda Coastal Properties 
503-816-9516 
kiwandacoastalproperties.com 

1 
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To County Commissioners, Community Development, the STR Advisory Committee, and any other 
interested parties. 

There have been some looming questions after all the presentations about property data, and what 
would be the desired outcome of a reduction of STRs in Tillamook County. If we reduce the overall 
numbers, what would these properties become? Who would benefit? I have compiled a list of data that I 
don't believe was previously (and recently) presented. I tracked data collection points and am happy to 
discuss any part of this process that led to these findings. 

Nicole Twigg, committee member 
Vacation Rental Manager/Realtor 

Data suggests that the average home sold in Tillamook County since January 2021 has sold for 19% 
higher than the county's assessed Real Market Value (RMV). (See data collection analysis at end of 
this report). 

We cross referenced the Tillamook County STR permit list from August (assuming that due to the 
pause, this list is generally accurate with 993 permits) with county RMV assessed valuations. 

/ 

STR list data: 

RMV range from $19,400-$3,680,740. 

60% of STRs with RMV less than $200k are zoned commercial (condos). Several other condos 
are assessed above $200k. 

Total approximately 56 commercially zoned Neskowin Condos permitted. Some condos restrict 
full-time residence based on HOA rules. Commercially zoned condos were designed and have 
historically been tourism lodging.Hotel style condos are rarely eligible for conventional 
primary-home mortgage. 

Taking the county average of 1.19% of RMV: 

• 80% of the STR list is over $450k 
• 64% of the list is over $600k 
• 40% is over $800k 
• 23% is over $1 million 
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Workforce housing is defined as 50-120% of median household income (according to Housing Needs 
Analysis of Tillamook County December 2019) 

• Median household income in 2021 was $55,730 
• 120% is $66,876. 

Home pricing affordability at 120% of median income of Tillamook County: 

Affordability Calculator Affordability Calculator 

\/H ?;,~ ol'rot'lobo'lit/Ol<vlf!Clt :o """"""' I ,o"'1'¢,UO't ""''ts'!• 1moun: ....... Cl"-~"'-'"''"' oudj<I E~~ 
<IC':eil$tb,;,ulyour .,,.,,..,,°"""'~',men,,n;;momeJ1 :,,1:ts,odw,mll"t _....,.J\~1Pt"'1o,,, "°"'" 

Vs• z;,o,,;, •~rdab"I~ col:u11:octo u"""1• 1 c~mlo,u~ m<:rtpJ• 11T®n: base:l onyourwrrenc W.g.~. Ete<er 
omtils oli¢uc you, ;,,come, down P"f"•n: olld mon,ni)' :!ffls to d«em11~ riow ""-"n to Spt.-.:1 o~ • h0111t. 
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$431,023 
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• Purchase based income estimate at 5% interest (far lower than national average), and 
no debt at the time of purchase. 

• With 20k down payment, purchase affordability is $292k. 
• With $150k down payment, affordability is $431k. 

Including hotel style condos, and homes valued over $450k, 85% of STRs are not viable for the 
very highest bracket of workforce housing households. 

Is the goal of STR reduction to lower property values throughout the county? 

Ticor Title provided a list of rural improved properties totaling 16,411 structures. 

• We removed anything zoned commercial. 
• Removed everything with RMV under $25k (not likely a viable home) 
• Removed 4 records over $10 million (one was the Cottages at Cape Kiwanda which is 

fractionally owned so perhaps that's why it's zoned residential?) 

14,429 improved residential structures remain in the rural county, 
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Which means STRs represent less than 7% of the total housing 
stock in Tillamook County. 

Average price of total (taking into account average sales price of 119% of RMV) = $582,686 

• 8.7% are below $100k 
• 19% are below $200k 
• 30% are below $300k 
• 46% are below $450k 

25% of the County's housing stock is valued at over $800,000. 

What is the purpose of the reduction of STRs? If they represent less than 7% of the county's entire 
housing stock, what should that number be? The maps presented at the start of our committee 
reflected that the vast majority of the STRs are within walking distance to the beach. These homes are 
traditionally higher RMV. Reducing STRs in these areas would make room for what? Not workforce 
housing. Based on the data, it will only encourage more wealthy owners who do not need to work, or 
rent their homes. These homes will then contribute less to enhancing the working economy of our 
community. 

What is the goal of reducing total numbers of STRs? 

What would happen to these homes? How would current STR homes that could be removed from the 
current STR program be used? Who might likely use/own/purchase these homes if they are not STRs? 

• 2nd homes not available for tourism lodging? 
o Vacant neighborhoods, insignificant benefit to the local economy. 

• Average Workforce housing 
o Very small percentage of current STRs would be affordable for workforce 

• Investors for long-term tenants? 

o Very small percentage of current STRs would make a good, cash positive investment for 
long-term landlords. 

• Top-tier workforce housing? 
o Very top tier like management rolls making a significant amount above median 

household income for the county. How many people make enough to afford an $800k 
home? And would they want to live right near the beach full time? 

• Non-workforce permanent housing 

o Retirees, wealthy people who do not need rental income to own their home. Not 
available for workforce and reducing the number of jobs in our local community. This 
appears to be the goal that the new ordinance is designing for, 
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Data collection method: 

RECEIVED 16K+ List of rural tillamook county developed parcels (homes). I am uncertain if this may 
have contained a small number of properties within cities but I had requested rural county developed 
parcels. 

filtered out sales within the past 2 years (2021-today) 

1400 approx sales 

We excluded 134 that sold for less than 50% of their RMV. These were extreme and perhaps severely 
dilapidated, or more likely, between families. 

Average sales amount of excluded $134k. Average market value $666k 

Excluded anything (32 SALES) that looked like RMV was assessed as vacant land (RMV less than 
200) AND sales price was more than 400% RMV. 

Average sales amount of excluded 613k. Average RMV $50k 

Remaining 1233 sales 

Average 119% of RMV 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

davefr <davefr@gmail.com> 
Saturday, February 4, 2023 12:1 O PM 
Lynn Tone; Sarah Absher 
EXTERNAL: Short Term Rental 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.] 

Lynn/Sarah, 
Please direct this public testimony to the Short Term Rental committee. 
Thanks, 
Dave 

As residents of the community of Oceanside, we are happy to share our little "slice of heaven" for visitors to 
enjoy. However there needs to be both fairness and balance. 

It would be unfair to abruptly take away the short term rental opportunity from existing property owners who 
have come to depend on this income stream. On the other hand it's unfair to let Oceanside become a 
revolving door of anonymous tenants vs. a community of friends, family and neighbors. 

That's where balance comes into play. We feel strongly that a cap should be put in place to "grandfather in" 
the existing short term rentals. However we feel that future growth in short term rentals should be very 
restricted. Especially if surrounding counties ban short term rentals which would make Oceanside a magnet 
for future STR growth. 

Thanks for listening, 
David and Rose Friedlund 
2500 Cape Meares Loop 
Oceanside, OR 
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L nn Tone 

From: 
Sent: 
To: 
Cc: 
Subject: 

Nicholas Young <nicholas@oregonvacationrentals.com> 
Saturday, February 4, 2023 11 :02 AM 
Lynn Tone 
Sarah Absher 
EXTERNAL: STR Opinions 

[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, 

As a manager of one of the larger vacation rental companies in the area I want to give my opinion on some of the new 
regulations that are being suggested. 

The main theme of my opinions are that rental management companies need to be required to have a larger local 
presence for the properties they manage.This should include a local office that is staffed 7 days a week and a 24/7 
response team to handle issues that are called in immediately. In my time managing rentals in the Pacific City area I've 
had only a few complaints from full time residents. I immediately resolved the issues personally and gave those 
residents my cell number in case they ever ran into further issues. It should be the norm that residents are treated with 
the same level of urgency that property managers show their owners in order to bolster a healthy relationship with the 
community. 

The suggestion to limit rentable nights, in my opinion, is a major oversight. Rental companies have complete control 
over rentable dates. The first response to this limitation would be to block the rental calendar for any dates outside May 
15th-September 15th. This means the peak season remains just as busy and chaotic as it always is and in the off season 
all the rentals would shut down completely. This would cause local business owners to lose revenue that tourists bring in 
during the slower seasons and local residents to be laid off in droves. It seems like a "solution" that will only solve a 
"problem" during the dates that rentals are not considered a problem, but rather a lifeline for the community. After two 
years of the rental season being year round this may have offset the reality that during the months of October-April 
most rentals run at 25% occupancy and that the guests that rent during this time are often retirees enjoying the stormy 
weather and slower pace. 

Limiting occupancy also seems to be a fallacy that people outside the industry think will help the problems. My 
viewpoint is that guests will still bring all the members they intended to bring, however they will be split among multiple 
properties. Outside looking in this seems like a positive outcome, however it leads to increased traffic with guests having 
to travel between rentals to meet up with family and friends, increased noise from guests coming and going, 
and increased likelihood of people driving under the influence. The best situation is to, within reason, allow as many 
guests as we can to remain in one rental. I agree that a property should never have more people than comfortably, or 
safely, fit inside the home and the current restrictions do a pretty good job at outlining that number. 

I apologize for this email being fairly disjointed and all over the place, however each time I thought I was done another 
topic arose. 

Best, 

D 
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Nicholas Young I General Manager 
Direct Line: 541-418-0115 
Main Office: 503-528-7480 
Website: https://www.oregonbeachvacations.com/ 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Pat Mulvihill <patmulv@gmail.com> 
Friday, February 3, 2023 4:49 PM 
Lynn Tone 
Re: EXTERNAL: STR issues 

thanks Lynne here are our comments on the proposed ordinance change; 
Our family owns a home in the Neahkahnie community which we have rented on and off for about 10 yrs. Prior to that 
the property was owned by other family members and we managed the rental/maintenance for them for about 5 
yrs. We have always done much of the work ourselves, including repairs/ maintenance, advertising, scheduling, cleaning 
and all other managerial duties. We do not attempt to rent the home often or at premium prices in order to turn a 
profit as a business - but we do rely on some income from the property to help afford the cost of ownership 
including primarily taxes ,utilities, maintenance and repairs etc. At this point we rarely advertise or seek new renters 
but basically rent to a group of returning renters to help meet some of our expenses. We have rarely raised our rates 
and are clearly underpriced but are happy to provide an affordable place for others to enjoy the beach. This is not an 
easy way to go, but the limited income allows us to own a house at the beach we love. 
First, we agree that the growing number of STR 's requires regulation to preserve the character and unique attributes of 
the area and to preserve the lifestyle of full and part time residents who do not benefit directly from an STR. The 
current ordinance does probably need to be changed to prioritize the concerns of non STR residents. However we do 
not think the proposed ordinance is addressing the actual problems in a fair,effective fashion. For example; 
limiting the number of STR residents and spreading them out is clearly a desirable goal, but cutting off new applicants 

altogether is probably not a fair way to get there. Just because a property owner has already obtained a permit etc 
should not prohibit others from offsetting costs of their home by providing small minimally intrusive short term 
housing. In order to spread the benefits of STR, at minimum the permits should not automatically transfer on 
sale. Transferring a permit only encourages profit oriented investors as opposed to part time residents who need help 
paying for their property. Perhaps a larger number of permits would be reasonable if the permits were rotated and 
some years the permit would not be useable as they were alternated with others. This could also help with the spacing 
of STRs, by avoiding too many in one area in a given year. Rotating the permits would also reduce the harsh effects of 
the 250 ft setback proposal while still discouraging areas of STR saturation. 

If there is to be a limitation on property owners ability to rent short term, rather than creating an extreme have and 
have not situation by cutting off new applicants, a fairer approach would be to limit the amount of money one could 
make on their STR per year. For example, income limited (or more highly) taxed at 3 times their property tax . This 
would reduce neighborhood impacts, by reducing rental days while discouraging the constant escalation of rental 
prices to the point where only the wealthy can come to the beach. It could also reduce the number of buyers who 
purchase solely for investment purposes ( hoping to maximize rental days) which in turn drives up housing 
costs. After reaching an income limit their permit could move to another applicant. 

The regulation of STRs is already pretty burdensome but much more so for those making modest amounts of money, 
as many of the hard costs are unrelated to STR income (taxes, utilities, permit fees, repairs etc). According to the 
County website there is a huge discrepency in income from STR's, many generating< $10k a year others over $100k 
. It is neither logical nor fair that these situations be treated in the same way. 

In our view the proposed ordinance is flawed in 2 major areas. As described above there is an all or nothing approach 
to permits - one either has a permit or not,and those without have no realistic chance of obtaining one. Second, the 
ordinance does nothing to address large constantly rented properties. A six bedroom house renting at $1000 per night 
should not be treated the same as a small studio rented at $100/night. The two rentals present far different impacts on 
the community and the smaller rentals are far more consistent with the goals of regulating STR 's. Despite the negative 
impacts of large organized rentals (and a prevailing community objection to them) the ordinance appears to reward the 
large party house rentals by making exclusions for occupancy and parking for 'estate' properties. There is no 
disincentive to creating larger and larger STR's despite their disparate impact. 
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Lastly, the proposed ordinance presents some smaller operational provisions which are either unclear or illogical. The 
requirement for weekly assisted trash pickup seems unnecessary and wasteful - what if no one is there or there is no 
trash? Further the trash provision implies that recycling should go 'only' in the waste container - obviously not a good 
policy. The ordinance requires all work on an STR be done by a licensed contractor - this is impractical, if not 
impossible and unnecessary as all structural work requires inspection in any event. The requirement that a contact 
person be within 20 minutes of the property is also likely impossible and clearly designed to force owners to use local 
management companies which in turn encourages charging higher rates and renting more often - exactly the result the 
community opposes. In summary the ordinance may mean well but does not distribute the regulatory burdens fairly and 
encourages the ascension of large capacity, expensive STR's rented as many days as possible. What our neighbors 
understandably object to is large groups of loud and inconsiderate renters. The county could also help - use the STR 
income to enforce the existing noise regulations caused by day visitors, locals and STR's (see 4th of July- maybe send a 
police car to Neahkahnie at 10:00 pm) empty the dog poop containers and provide trash cans etc - rather than shift the 
obligation to STR owners to regulate behavior. Pat and Jill Mulvihill 

On Thu, Feb 2, 2023 at 1:54 PM Lynn Tone <ltone@co.tillamook.or.us> wrote: 

You can submit any public comments to me. 

From: Pat Mulvihill <patmulv@gmail.com> 
Sent: Saturday, January 14, 2023 6:13 PM 
To: Lynn Tone <ltone@co.tillamook.or.us> 
Subject: EXTERNAL: STR issues 

[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. My wife and I would like to be on the contact list for proposed STR changes etc. We own property 
in Neahkahnie and are registered for short term rentals. We heard about the most recent 

meeting from a neighbor but by then it was too late to join in. Is it too late to submit comments on 

the proposed ordinance? If not when /where and how is the best way to do so? 

I hope you are the right person to contact - if not can you forward this request to the appropriate 

place? thank you for your help Pat Mulvihill 
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L nn Tone 

From: Public Comments 
Sent: Friday, February 3, 2023 3:57 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Short Term Rentals - Proposed Ordinance 84 Revisions 

From: April Yungen <aprilyungen@gmail.com> 
Sent: Friday, February 3, 2023 2:56 PM 

To: Public Comments <publiccomments@co.tillamook.or.us>; Sarah Absher <sabsher@co.tillamook.or.us> 
Subject: EXTERNAL: Short Term Rentals - Proposed Ordinance 84 Revisions 

[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 and Committee, 

I would like to introduce you to some of our guests by way of their letters to us in our guest book. As you 
can see, these are families who appreciate having a place to stay and enjoy the coast much like we all 
enjoy our own homes. They enjoy the outdoors, eat at local restaurants, cook at home, play games, 
etc. These are not things that are a burden on our neighbors. 

1 

3892 of 5195



2 

3893 of 5195



MAN 2-A-IY i I A- C4-PG 1> 
JT;E-t:ro I ~1 · , 

3 

3894 of 5195



SUBHCtJ.'11:.\\ ... 
l>AT < ~·1::tfr.lf 

=-o.~· 1r;~;:i.~Jre:~"£:~:l\r0~ 

:~~~':'"'···· ... 'k~~~~ 
nf._':it~t o,m_ 

~ '±~e~~~;rt{ ~ 
. _ .·d.e. 1 0oJ~e T~! 

~-.---"-e..,-=-'<lU-,i;;~we c 0w , 'w ~\\ 
• . Cl) Ci; /-J ~ ('. \ 0 '-J'< s,\ 

4 

3895 of 5195



cJ,~;J:1c£;;:~1C~o. c-11d 

£~~ ?l~~~~~§ct 

' 

5 

3896 of 5195



, 

··-~···· ,, . ' ., · .. ·· ·~ ____ t!r}fvluA": /5' - I JI 
; 

-df1-·-~~~ ... ·,,1e,~. IU. r/.'.·lt4· .. · it.It~ ." UJ~~ 
'---=i:i,::i.LLJ._p_, we . bU~. {]J)f1tA,;Ja!; . -~ 

'r = ~,, Oil -fw ./,ubJ!-

6 

3897 of 5195



iW 

~ 
• '( 

~· , 
I 

f 

I 
---t---lUL~~~~---C"!£D-~CS:..~~:gz[:_~-~~ 
f-:-__U;:~_µ:v;a.0-~· --1.U~~~C+-~~.w__g_(IS::C. ~ 

. (,,_ 

7 

3898 of 5195



~ :-tfun ~ Esh n cY/lps IAftl~ ~J 
' l N-e 11A II la.e . bo4Z no dcubQ--~ , 
I 

r; 
' 

8 

3899 of 5195



SUBJECT: I I 
DATE: E:, / 2--1 2,J_ - '? 1' 1-2,,-

9 

3900 of 5195



, u a J , c r ~/:., ,A.,j/ytl, _I 
DA f< i3 l~J. I 2020 (/•i. ·. 

__...(...,-.~--~·-~~.? '1 . .~""~-~-+--..___--~ 
_l{(/Jfii .. It,. ,"1!1tV~lfi1? .• J1'µo/." .lf.Wtl {f.-bfl.f~ 
1)/JJJ/! /hlJ" •. ,J)AS J•,t&IJJ})L,AU/'--We~t:. •. rf-:---
.tX/Y(l,:Jl1!!)_ti1k . aoiuf-DJU/-tilfIJ:lzt:1.111.1 ,i, •. W.£ 
lhrt,e..,,/Ml)ll:&teiJ:I_JJ.&d.d-«J:J_.IJC/,,;,f._fJ:lE. 
llhft1.IL{t2111:....J11.£½-W/1,£-)12-2Jli.1:.~...)-and. ~
ih.iL£1.Lt:f:M._M~.&.,_Wt,_JJY..£_ 
#rt lete.t~t... 11£ Y/'WIY, I'm .rwec, io~ 
~LL lgve with A/4!11Z+>ni&:t __ 
d . perftcf tvwn fr;,: a WU/< of t:eed1h0, 
q,,,,u.c J' mlll'.t.( btaoh ,/'kn rttr - I D&/fl ,_ 

ew bmc1 a.[l;'ul nu: a . IMtttr place iD 
&/4 r«ht tn'1 flt21&(,,n· C' !) bidn-w>"'f:j,,..· ·~--

Al@ time,, 
-fhir is 11 
Awl ,!Pmf-PJU 

10 

3901 of 5195



. '}Iv 

"' 

11 

3902 of 5195



12 

3903 of 5195



Oreo.'.1 b; k:,.,~ 

~I 

--:P:,a n le<: -\;.; r a EJfe,J t: 

\ ~ Jo 4.c,h, MS (h1~~us) IJ 
--------t:'.f\--1~~~1 l!! 
------41\Le ~,t' ... ,'s:r: ,5, (W Gwx,) ! 

Thank you for your time. 

April Yungen, Manzanita 

•-••-•••r•-•-•-... -~ 
~ 

13 

3904 of 5195



L nn Tone 

From: Public Comments 
Sent: Tuesday, February 7, 2023 1 :57 PM 
To: 
Subject: 

Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Ordinance 84 revisions 

From: GREGORY MILLER <ggmphoto@charter.net> 
Sent: Monday, February 6, 2023 4:21 PM 
To: Public Comments <publiccomments@co.tillamook.or.us>; Lynn Tone <ltone@co.tillamook.or.us>; Sarah Absher 
<sabsher@co.tillamook.or.us> 
Subject: EXTERNAL: Ordinance 84 revisions 

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

Dear Tillamook County STR Advisory Committee, 

There is a need to point out the obvious here. If those individuals who have invested in profit-making STRs in 
Neskowin were challenged in their home neighborhoods with the same invasive expansionism we are facing here, 
they would be indignant that their community was being defined by outside interests. And yet these same individuals 
are willfully blind to the impact their presence has on the residents of Neskowin and South Beach. A majority of STR 
owners stay at their own properties for less than 45 days of the year. Most STRs in my neighborhood are only ever 
occupied by vacationers. 

It is the full time residents of Neskowin's responsibility and right, to work with the county to ensure that our 
community develops the way we envision the future. Not by the tail wagging the dog from outsiders and leaving the 
residents of our community to shoulder the burden left by investors; effectively forcing the residents to put up with 
and inadvertently support their efforts to make profits. 

It also has to be mentioned that these new proposals mirror and are on par with ordinances that exist in California, 
Washington and Oregon. In addition, I believe that these proposals should not impact anyone with a current permit. 

I am 100% behind the new revisions of Ordinance 84, with some adjustments. I believe it is fair to both sides. 

Sincerely, 

Gregory Miller 
Neskowin, OR 
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L nn Tone 

From: Public Comments 
Sent: Tuesday, February 7, 2023 1 :56 PM 
To: 
Subject: 

Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: New Ordinance 84 revisions 

From: Candice & Gregory Miller <gandcm@gmail.com> 
Sent: Monday, February 6, 2023 12:00 PM 

To: Public Comments <publiccomments@co.tillamook.or.us>; Lynn Tone <ltone@co.tillamook.or.us>; Sarah Absher 
<sabsher@co.tillamook.or.us> 
Subject: EXTERNAL: New Ordinance 84 revisions 

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

Dear Tillamook County STR Advisory Committee, 

We are full-time Neskowin residents. We fully support the first draft of Ordinance 84 revisions. We want to 
thank and applaud Sarah Absher and her team for listening to the people who live here. It is so vital that the 
County respects their voting constituents and not outside forces that are here to maintain a business income. 

We would like to suggest the following changes to this current draft: 

• Page 6/C - specify the cap to be no more than 20% 
• Page 6 - add a minimum rental cap of 30 days per year 
• Page 8/B - language to add bi-annual inspections 
• Page 9/4 - if the number of bedrooms doesn't sync with the application, the permit should be revoked or 

suspended 
• Page 9.060/B - when a property is sold, the registration certificate is non-transferable; the new owner 

must be added to the queue and re-apply. 
• Page 11.080/A - exclude plus two (2) additional persons; must be two (2) persons per bedroom ONLY 
• Page 11.080/D - change maximum day occupancy to four (4) additional people. 
• Page 12.080/G - change quiet hours from 10pm-7am to 10pm-8am 
• Page 12.080/H - eliminate the loop hole to apply for an exemption. Properties should be in full 

compliance with County zoning requirements, no exceptions. 
• Page 13/M - in rural neighborhoods, require TOTER bear proof trash receptacles; straps on cans are 

useless 

Sincerely, 

Candice & Gregory Miller 
Neskowin, OR 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Tuesday, February 7, 2023 1 :57 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Proposed STR Changes 

From: Peter-Tana Hatton <pthatton@gmail.com> 
Sent: Tuesday, February 7, 2023 12:38 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Proposed STR Changes 

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

We are writing as we are concerned owners of a family home in Manzanita that we have owned since March 2016. Our 
family has always enjoyed going to the Oregon Coast and we wanted to be able to spend more time as a family together 
which prompted our decision to purchase our home. As we did not have the ability to purchase the home outright with 
cash, we obtained a mortgage on the home. Of course, that means paying each month the mortgage, the taxes, 
insurance, the utilities and the upkeep of the home to maintain it properly. We were able to obtain a STR permit from 
Tillamook County and observe all the rules that are required to maintain the home in an outstanding manner to look 
nice, not just for us, but also for our guests. Airbnb and VRBO both require that we maintain our property in a safe and 
legal manner. Having our home as a STR helps cover the mortgage and expense with owning a home on the Oregon 
Coast. 

We maintain our STR Permit as required under the current Tillamook County Laws and Regulations. When our family 
visits Manzanita and the north Oregon Coast we spend a few days (sometimes a full week, if we can) at least 2-3 times 
per year. When we are there, we shop Manzanita Fresh Foods, The Little Apple, Fred Meyer in Tillamook, frequent 
restaurants like Wanda's, Manzanita Lighthouse, Riverside Fish & Chips in Nehalem, Pirates Cove and Garibaldi Portside 
Grill in Garibaldi, and shops in the area. We travel to Tillamook to visit the Tillamook Cheese Factory, Mohler Wine 
Tasting, the Antique Shops in Wheeler, when running, ride the Oregon Coast train out of Garibaldi. Our STR guests do 
the same! They also take guided fishing trips on the Nehalem River, go crabbing at Kelly's Marina, visit Rockaway Beach. 
Our family and our STR guests are here to visit and enjoy the Oregon Coast. 
The Proposed Changes to the STR Code is unbearable. It is heartbreaking to think that we may be forced to sell our 
family home in Manzanita due to these discriminatory clauses in the Code. The Present Code has STR's covered. Does 
Tillamook County not depend and thrive on Tourism? Is it Tillamook's Intent to drive Tourism out of the County and have 
it be that the very grocery stores, the shops on Laneda Ave. in Manzanita, the antique shops in Wheeler, the train in 
Garibaldi, the Visitors Center at the Cheese Factory that rely on Tourists close due to lack of business. What about the 
workers that depend on Tourism to find employment -the Cleaners, the Maintenance folks, Roby's Furniture & 
Appliance (that gets 40% of it's business from STR and 2"' home owners), the Antique shops in Wheeler, the business 
owners of small shops up and down the Coast. How many kites or ice cream's are the 'locals' going to be able to 
purchase to support the local business enough to remain in business. To make STR Building Codes more Restrictive than 
other Residential Building Codes begs the question" "does Tillamook County not care about the Safety and Welfare of 
Long-Term Renters and homeowners?" To have STR Response times faster than local Emergency teams are able to 
Respond to situations? That Tillamook County does not address these same concerns across with other housing in the 
County is disturbing. When looking at Complaints and actual Incidents, less than 4% of Complaints/Incidents are actually 
related to a STR situation, and most are dealt with immediately, whereas those more abundant Complaints/Incidents 
with long-term housing and owners take much longer to address and resolve. 
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Since only 7% of the housing stock in Tillamook County is in STR (with 85% of those valued above the WFH limits), these 
efforts to Severely Limit STR's are insane. We urge Tillamook County to seriously revisit this thinking and retract these 
proposed changes now. If these Proposed changes are passed, we will be forced to sell our family's home and I can tell 
you that our family will refuse to step foot in Tillamook County ever again. 
The Hatton Family 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Tuesday, February 7, 2023 1 :57 PM 
Lynn Tone; Sarah Absher; County Counsel 

FW: EXTERNAL: Support of Draft STR Ordinance and request for Density Limit for All of 
Unincorporated Tillamook County 

From: LAURIE KOVACK <lkovack@mac.com> 

Sent: Tuesday, February 7, 2023 9:10 AM 

To: Public Comments <publiccomments@co.tillamook.or.us>; Sarah Absher <sabsher@co.tillamook.or.us>; Erin Skaar 
<eskaar@co.tillamook.or.us> 

Subject: EXTERNAL: Support of Draft STR Ordinance and request for Density Limit for All of Unincorporated 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.] 

To: Sarah Absher, Commissioner Skaar, and County Counsel 

RE: Support of Draft Short Term Rental Ordinance and Request for Density Limit in All 
Unincorporated Areas of Tillamook County 

I am writing in support of the draft short term rental ordinance that was presented at the January 
Tillamook County Short Term Rental Advisory committee. I appreciate the thoughtful attempt to structure 
a document that includes the concepts discussed by the committee in a way that allows specific 
discussion of actual provisions. 

When reviewing the draft I hope the committee acknowledges that they are discussing regulating a 
business use in residential neighborhoods. The draft ordinance clearly allows short term rental use to 
continue. I think the draft ordinance presents a framework that helps preserve the quality of life for 
residents who live in the 80% of residential properties that are not short term rentals, while allowing a level 
of short term rentals which will continue to support the Tillamook county businesses that have become 
dependent on short term rental visitors. 

On page 7 of the draft ordinance Section .040 Section D I strongly advocate changing the area to include 
all unincorporated areas of Tillamook County. For many residents it is the density and clustering of short 
term rentals that unfairly impacts their quality of life, while other residents with no short term rentals close 
by have minimal impact. This density impact is most extreme in the areas within walking distance of the 
ocean and often in Unincorporated Communities and Properties within City Urban Growth 
Boundaries. These impacted areas do not have a density limit in the proposed ordinance and I believe a 
density limit is warranted and can function positively in conjunction with a percentage cap. 

I appreciate the efforts of the county employees, and county attorney, to present a comprehensive 
document for the committee to review. I hope thoughtful discussion creates an even stronger document 
to present to the commissioners for consideration and adoption. 
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Laurie Kovack 
Neskowin 
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02/06/2023 

Tillamook County Short Term Rental Advisory Committee 
re: Draft Short Term Rental Ordinance I Bu.ilding Code Issues 

Dear Committee, 

I have many concerns about the draft Short Term Rental Ordinance prepared by Mr. Kearns, this 
particular letter pertains specifically to the building code implications. As a licensed Oregon 

Architect, I deal with the building code and interpretations on a regular basis. One of the stated 
purposes of the draft ordinance is to "Protect the health, safety and welfare of short-term ond 
long-term renters, property owners, and neighboring property owners throughout Tillamook 
County."The 2021 ORSC is our current building code for one and two family dwellings and 
serves as a guideline for health, safety and welfare. 

The draft Short Term Rental Ordinance references the 2021 ORSC for safety requirements, 
however I have noticed some discrepancies between what the current building code requires -
most notably in .030 Bedroom Definition. The draft ordinance cites the ORSC code sections 

304.1 and 305.1 for room dimensions and ceiling heights, but includes requirements that are 
above and beyond the code or omits the exceptions. 

Per the ORSC: 

- 70 SF, with horizontal dimensions of at least 7' is required for all "habitable spaces" which 
includes sleeping areas/ bedrooms. (Section R304.1, screen capture below) 

- 7' is the minimum ceiling height for flat ceilings, but if the ceiling is sloped, then 5' is the 

minimum - up to 50% of the ceiling can be between 5-7' if the rest of the ceiling is 7' or higher. 
Any area that is less than 5' in a sloped ceiling cannot count towards the required 70SF or 
minimum 7' dimension. (Section R305.1, screen capture below) 

- The ORSC does not require "4 full-height walls surrounding a bedroom sleeping area." Section 
R312.1 does require 36" guard rails to be placed on the open side of spaces adjacent to an open 

area. Many coastal vacation homes have open designs with sleeping lofts allowing for views 
with guard rails protecting the open side, which is compliant with ORSC and the previous 
versions of the code that preceded it. 

- The ORSC does not require a built-in closet in order to be considered a bedroom. While 
desirable for long-term housing, closets are not a safety issue - it is common for beach houses, 

cottages and cabins built for the purposes of vacation/ seasonal housing to not include closets. 

- The ORSC code does not require a minimum of 50 SF per person 
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- The ORSC code requires interconnected/ hardwired smoke detectors in existing only in areas 
where alternations or repairs require removal of interior wall or ceiling finishes to expose the 
structure (Section R314.4, screen capture below) 

The draft ordinance states that the dwelling unit needs to meet "current requirements of the 
International Building Code." When an existing structure was lawfully constructed under the 

current building codes in use at the time of construction, it should not be forced into full current 
compliance if the use or occupancy is not changing. Only the areas of the dwelling being altered, 
additions, and change of use from non-habitable spaces like attics and basements to habitable 
space or new construction needs to be fully compliant with the current code per Rl0l.2.1. 

Full compliance of the current building code would also include ventilated ("ie rainscreen") facades, 

R49 roof insulation, R21 wall insulation and many other requirements. All of these are great to have 
- but just like requiring interconnected smoke detectors in an existing ceiling, it would be impractical 
and invasive to apply these requirements to an existing structure. Most homes in my neighborhood 

are framed with 2x4 walls and roofs which would never fit the amount of insulation the code 
requires today. ORSC would say that an addition would need to be fully compliant, but mercifully 
does not expect us to deconstruct and rebuild what is existing. 

Food for thought ... if an existing, lawful STRs does not have closets, has smoke detectors with 

batteries and is not fully compliant with the latest building code; and is deemed inappropriate for 
people on vacation, would it be appropriate to change the use to long-term housing? Would the 
impacts be less? Should the health, safety and welfare of short-term and long-term renters be 
handled differently? 

In summary, I am in support of future STRs conforming to the current building code, as the 
occupancy/ use would be changing. However an existing, lawful STR license should not be in 

jeopardy due to changes in the ordinance, especially if the dwelling has a long history of safe use 
as a vacation rental. Existing, lawfully licensed STRs should be grandfathered per the 
requirements at the time of licensure - provided the fire-life safety elements like egress 

windows, smoke detectors and approved bedrooms/ sleeping areas met the requirements at 
the time approved for use as an STR. 

Respectfully, 

Emily Draper, Oceanside 
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R304.1 Minimum aria. 

SECTION R304 

MINIMUM ROOM AREAS 

Habitable rooms shall have a floor area of not less than 70 square feet (6.5 m2). 

Exception: Kitchens. 

R304,2 Minimum dimensions. 

Habitable rooms shall be not less than 7 feet (2134 mm) in any horizontal dimension. 

Exception: Kitchens. 

R304.3 Htlght ttftct on room area. 

Portions of a room with a sloping ceiling measuring less than 5 feet (1524 mm) or a furred ceiling measuring less than 7 feet 
(2134 mm) from the finished floor to the finis_hed ceiling shall not be considered as contributing to the minimum required 
habitable area for that room. 

R305.1 Minimum htlght 

SECTION R305 

CEILING HEIGHT 

Habitable space, hallways and portions of basements containing these spaces shall have a ceiling height of not less than 7 feet (2134 
mm). Bathrooms, toilet rooms and laundry rooms shall have a ceiling height of not less than 6 feet 8 inches (2032 mm). 

Exceptions: 

1. For rooms with sloped ceilings, the required floor area of the room shall have a ceiling height of not less than 5 feet (1524 
mm) and not less than 50 percent of the required floor area shalt have a ceiling height of not less than 7 feet (2134 mm). 

> 2 Not more than 75 percent of the floor area of a bathroom or toilet room is permitted to have a sloped ceiling less than 6 
feet, a inches (2032 mm) in height, provided that an area of 21 inches by 24 inches (534 mm by 610 mm) in front of toilets 
and lavatories has a minimum of 6 feet, 4 inches (1931 mm) ln height, measured from the finished floor. An area of 24 
inches by 30 inches (610 mm by 762 mm) in front of and inside a tub or shower shall have a minimum of 6 feet, 4 inches 
(1931 mm) in height, measured from the standing surface of the fixture. 

3. Beams, girders, ducts or other obstructions in basements containing habitable space Shall be permitted to project to 
within 6 feet 4 inches (1931 mm) of the finished floor. 

4. Beams and girders spaced not less than 4 feet (1219 mm) on center may project not more than 6 inches (152 mm) below 
the required ceiling height. 

5, Conversion of existing nonhabitable space, such as a basement or alt1c, to habitable space, sha!I provide a ceiling height 
of not less than 6 feet 8 lnches (2032 mm) for flat ceilings or for the portion of ceiling required in Exception 1 of this 
section. 

R305.1,1 B;1sements. 

Portions of basements that do not contain habitable space or hallways shall have a ceiling height of not less than 6 feet 8 inches 
(2032 mm). 

Exception: At beams, girders, ducts or other obstructions, the ceiling height shall be not less than 6 feet 4 inches {1931 mm) 
from the finished floor. t 
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SMOKE ALARMS 

R314.1 General. 

Smoke alarms shall comply with NFPA 72 and Section R314. 

R314.1.1 Listings. 

Smoke alarms shall be listed in accordance with UL 217. Combination smoke and carbon monoxide alarms 
shall be fisted in accordance with UL 217 and UL 2034. 

R314.2 Where required. 

Smoke alarms shall be provided in accordance with this section. 

R314.2.1 New construction. 

Smoke alarms shall be provided in dwelling units. 

R314.2.2 Alterations, repairs and additions. 

Where alterations, repairs or additions requiring a permit occur, the individual dwelling unit shall be equipped 
with smoke alarms located as required for new dwellings. 

Exceptions: 

1. Work involving the exterior surfaces of dweWngs, such as the replacement of roofing or siding, the 
addition or replacement of windows or doors, or the addition of a porch or deck. 

2. Installation, alteration or repairs of plumbing or mechanical systems. 

R314.4 Interconnection. 

Where more than one smoke alarm is required to be installed within an individual dwelling unit in accordance with 
Section R314.3, the alarm devices shall be interconnected in such a manner that the actuation of one alarm will 
activate all of the alarms in the individual dwelling unit. Physical interconnection of smoke alarms shall not be 
required where listed wireless alarms are installed and all alarms sound upon activation of one alarm. 

Exception: Hardwired interconnection of smoke alarms in existing areas shall not be required where alterations 
or repairs do not result in removal of interior wall or ceiling finishes exposing the structure. 
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L nn Tone 

From: 
Sent: 
To: 

John Hanby <jhanby@nehalemtel.net> 
Monday, January 30, 2023 11 :07 AM 
Lynn Tone 

Subject: EXTERNAL: Tillamook County Short Term Rental Process 

[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 Advisory Committee, Commissioner Skaar and Director Absher: 

My wife, Elaine, and I were part-time residents of NeahKahNie from 2002 to 2006 and full-time 
residents since then. During ownership of our property before building and then during the early years 
as residents, we had little awareness of the encroaching impact of STR's on livability in NKN. Part was 
undoubtedly due to the poor beach access of our particular location and thus low attraction for STR 
operations as compared to other NKN areas. More recently STR awareness and concerns have erupted. 
This eruption is evidence of the degradation in community livability which has resulted from essentially 
unrestrained STR development. This degradation will in all likelihood continue its progression in absence 
of meaningful and comprehensive regulation. 

While awareness and action toward regulation of STR's in Tillamook County was late in getting started, 
the situation is now well recognized and is being addressed. I read the Tillamook County STR Ordinance 
Draft 1-9-2023. It is abundantly clear that considerable thought, effort and knowledge were brought 
forward in developing the Draft. The deliberations of the Advisory Committee and its leadership have 
been valuable. While I do not have a legal background and could not have begun in putting together the 
Draft Ordinance myself, I applaud the result. It addresses key factors that impact livability such as 
property conformance (e.g., number of bedrooms, occupancy limits, compliance of property with 
regulations), safety (e.g., for both renters and residents), number of STR Registration Certificates in a 
subarea and density, parking, noise, garbage, etc. Capping the total number of STR's in a community is 
particularly important. The Draft also properly references the serious need for normal rental housing. I 
see the Draft as highly credible and as an effective "strawman" document for moving forward. 

As a NKN resident my sentiments are oriented in support of livability. This, however, does not mean 
adversity toward STR's. STR's provide important means for Oregonians and others to enjoy the beauty 
and attractions of Tillamook County's coastal regions and communities. STR's are important to the 
coastal economies and to opportunities for coastal workers and businesses. The pendulum, however, 
has swung too far in permitting STR's at the expense of livability. It's now time to swing the pendulum in 
the other direction - to correct previous missteps, and to ultimately sustain livability while also allowing 
vibrant STR businesses and employment. The pathway will not be easy but in the long-term is in the best 
interest of people {both residents and non-residents) and Tillamook County. 

Respectfully submitted, 
John Hanby, NKN full-time resident 
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L nn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Monday, February 6, 2023 9:58 AM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: STR 

From: Leann Bennett <leannrbennett@gmail.com> 
Sent: Saturday, February 4, 2023 12:33 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: 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.] 

Dear Committee, 

Thank you for your thoughtful consideration and time and energy on this topic. 
I have owned a home on Birch Street in Oceanside for the past 17 years. 
We frequent the home regularly but it is not our primary residence at this time. It has never been a rental. 

Currently every, neighbor on Birch ST but one is a STR and has been purchased within the past 3 years as such (5). 

The biggest issues we as owners have are; 

1. Light pollution -After repeated knocks on doors, letters to the STR owners and repeated conversations no changes to 
exterior lighting have been done. 

2. Garbage debris- Can's for pick up are not secured from wind, renters leave debris in our yard and on the street. This 
has been an issue OVER 10 YEARS. 

3. Parking issues- Boats on drainage area, excess cars in street, no room for turn around or backing up out of our car 
from our driveway. 
4. Utilizing our driveway and parking area- damaging our berm and driveway. 
5. Noise- Parties 

6. Road maintenance- Not once have any STR owners contributed to the maintenance and up keep of our 
unincorporated street which has extensive pot holes and steep transition from County maintained Alder St. 

It is sad to not have neighbors that are invested in our area as people and as property owners other than for income. At 
one time we all looked after each other and knew each others names. 

STR's do not make community and do not provide afforadble housing. 

As a Realtor I've seen prices in Oceanside more than double due to STR investment demand. 
How are the people who want to make this their home suppose to compete with this? 

I also see bank fraud from the borrowers on these properties claiming them as 2nd homes and getting attractive interest 
rates rather than investment properties. 
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I propose a limit on STR of no more than 10%. 
I propose teeth to the lighting requirements with fines, & enforcement. 
I propose a portion of the permit costs go toward maintaining the roads these homes are located on - even if they are 
not county maintained roads. 

Thank you for your time, 

Leann Bennett 
5475 Birch St 
Oceanside, OR 

2 

3917 of 5195



L nn Tone 

From: 
Sent: 
To: 
Subject: 

Importance: 

Joanie Blum <joanieis@icloud.com> 
Saturday, February 4, 2023 9:33 PM 
Lynn Tone 
EXTERNAL: Saving our little village from the rental invasion 

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.] 

To whom it may concern -

I am encouraged by this initial report by the county concerning the rental disaster here in my hometown of Neskowin, 
but I feel more needs to be done to restore the safe and tranquil life of this little hamlet. This is a village that for 
decades had been populated with little vacation cottages - like the 94 year-old one I live in full-time. Wealthy people 
who could afford a vacation home enjoyed being here for many summers. They closed them up after season's end, 
mostly lending them to no-one other than close friends and family. NOT renting them out to seasonal tourists - even to 
this day, many of these homeowners close up their homes, cabins, for the majority of the year and return to Neskowin 
in the spring to open them, turn on the electricity and the water, and get them ready for their summertime here at the 
ocean. 

Suddenly over the past decade, I have seen an increase in houses and cabins being rented short-term to tourists, and I 
have also seen the rise in large-scale city and suburban homes being wedged into the tiny lots that make up the majority 
of the village property. Two and three story homes with multiple bedrooms and small parking facilities popped up 
around the core village as well as the lots on South Beach. Gone were the regulations set up by the county when I first 
moved here that stated that homes must not cover more than 70% of these little parcels, people were expanding them 
past that limit, and often-times building decks and patios to 'separate' themselves from their neighbours' property 
lines. No one at the county seemed to inspect these new buildings and regulate/restrict them in any way. 

Today this small hamlet which, up until last year housed the oldest post office on the coast, is still populated with a few 
hundred residents, but now peppered with houses used for short-term visitors who parade in and out of our streets, 
speeding, piling cars into driveways and surrounding setbacks, filling garbage bins to overflow capacity, as these sit 
outside after the renters' weekend departures to collect insects and other critters until Thursday's garbage day here in 
Neskowin. Just in my one small street in the core village, where one rental home was here pleasantly (for the most part) 
for over 25 years, two more have cropped up just in the past 8 months - large, multi-story homes that are - once again -
wedged up to the very limit of their property lines, with no adherence to the 70/30 property ratio originally directed for 
these tiny lots. 

Now that we are receiving a hopeful word that one of the ways to restrict these vacation rentals is to keep them 250 
feet away from residents and from one another - this will mean that these two new rental properties will have to fill-up 
with full-time residents, either the owners themselves or with some of the young men and women who work out here 
and are desperate for year-round lease housing. Good for the stability of the neighbourhood to have more residents. 

The problem with home owners who rent their 2nd homes is that they have no other investment in Neskowin other 
than their rental revenue and the tasks of maintaining these homes. They do not participate in the town in any way
shape-or-form, the activities that form the stable backbone of any neighbourhood. They are not volunteers with the fire 
department, they are not volunteers with the south county library committee, they do not help with spring or fall beach 
cleanup, they are not volunteers at Neskowin Valley School, or at the summer farmers' market - in short, they have no 
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investment in this town whatsoever, in the cultivation of the elements of a town that make it worthwhile and help it 
flourish. I realize that the houses they own are expensive and that perhaps the owners cannot afford to keep them 
without renting them from time to time - if this is the case, why not lease these homes to the many men and women 
who work here in south county? This would be a great neighbourhood endeavour. So many men and women -
hospitality professionals, landscape artists, teachers, construction workers, electricians, medical professionals, and more 
- are anxious to lease homes here on a year-round basis, and surely special arrangements can be made with these 
renters for owners to have some summertime days or weeks in these places. This happens everywhere where there are 
special vacation spots, from Cape Cod to Mackinac Island to Puget Sound and elsewhere. 

I implore these 2nd homeowners to think long and hard about the damage they have done to this neighbourhood -
wondering how they themselves might react to short-term renters moving in and out of their own neighbourhoods, 
driving in and out of their block while their children play on the sidewalk or in the street, making noise, overflowing 
garbage cans, adding parked cars. I know that in one town where Neskowin's 2nd homeowners live, Lake Oswego, this 
will never happen because there are already restrictions in place there regarding rentals that we here hope to enact 
here in Neskowin. Please respect our town as you respect your own. 

Kind regards -
Joanie Blum 
Neskowin resident since 1980 
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February 5, 2023 

'lra '.l\11. Levin p']{.'1), 

49985 Seasana'Roaa 

'NeskcJwin, O'R 97149 

To Tillamook County Commissioners & STR Advisory Committee: 

I am writing to you to convey my support for the recently drafted revised STR Ordinance 
prepared by Sarah Absher and Dan Kearns. This letter is intended to be in lieu of public 
comments I would make at the upcoming STR Advisory Committee's meeting scheduled for 
February 14 which I am unable to attend. 

First let me introduce myself. My family and I have owned our residence in Neskowin in the 
South Beach area for over twenty years. We were attracted to this community because of its 
stunning, pristine, and serene beach, wetlands, and nature trails nearby on Cascade Head and 
Siuslaw National Forest. We avoided purchasing property in the more crowded and overly 
developed areas like Pacific City, Cannon Beach and Lincoln City. Over the years we have 
invested substantial sums of money to maintain and improve our property. As a result, we are 
very concerned about maintaining the wonderful quality of life this community offers. 

While we generally support the overall development trends that have occurred here over the 
past two decades, we trusted such development would be planful, controlled and paced to 
protect the quality of life and fragile ecosystem we have chosen to reside within. We have 
been dismayed and disheartened by the seemingly uncontrolled expansion of Short -Term 
Rental (STRs) in Neskowin. Our home is now surrounded by former resident homes that have 
been purchased and turned into STRs. We have witnessed first-hand how such STRs can 
become a public nuisance without reasonable regulations and enforcement. Short term renters 
show little concern for creating disturbances at all hours, blocking roads with their parked 
vehicles, nor keeping beach areas clean. The increased traffic of large numbers of short term 
renters has also contributed to increased road damage. 

The Tillamook County's Ordinances and related policies regarding Short Term Rentals (STRs) 
have become more important than ever and the current revisions being worked on are critically 
needed. I understand the taxes and fees the county collects from these businesses help fund 
some community projects in Neskowin. At the same time, so do our property taxes. That is 
why some level of collaboration and compromise of the interests of STR owners/managers with 
residents is the direction that should be sought. I do not want to prevent property owners who 
decide to turn their properties into short term rental businesses, but we believe such 
businesses should not be allowed to propagate and operate without reasonable regulations 
updated to reflect the current context. Such regulations should include both how these 
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'lra '1vf.. Levin p'l-[ 'D. 

49985 Seasand'Road 

'Nes/iowin, O'R 97149 

properties are operated and most importantly strong enforcement of any established STR 
regulations. 

In closing I want to convey my strong support for the direction of the current work amending 
the STR ordinance demonstrated in the most recent draft by Sarah Absher and Dan Kearns, 
even though I do not agree with all aspects of it. There are still some ambiguities where 
increased clarification is needed or where some key issues are still not fully addressed such as 
continued STR expansion and regulation enforcement. Any regulations/rules without clear, 
substantive enforcement processes and penalties associated with violations become 
meaningless. 

I appreciate your consideration of my point of view in your deliberations. 

Sincerely 
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Lynn Tone 

From: Sarah Absher 
Sent: 
To: 

Tuesday, January 24, 2023 10:36 AM 
Lynn Tone 

Subject: STR comment 

From: Maureen Bradley <bradleym04@gmail.com> 
Sent: Sunday, January 8, 2023 10:31 AM 
To: Sarah Absher <sabsher@co.tillamook.or.us> 
Subject: EXTERNAL: STR 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.] 

Dear Sarah 

Thank you for the work you are doing to collect feedback regarding short term rentals in Tillamook 
County. I am the owner of a home in Pacific City Heights who is completing a major remodel of my 
home. My desire has been to support the local economy and to use all local contractors and subs. I 
also wish to continue to offer it as a short term rental on a limited basis because the options are very 
slim in Tillamook county and, as someone who loves to visit the coast, I know this would be very 
frustrating if STR were no longer available. 

I live in an area of Portland that allows short term rentals so I understand and completely agree with 
the need to be respectful to my neighbors. My goal is to keep my home looking beautiful and to limit 
the types of renters that come into my home. Because I have put a lot of high-end features into my 
home, I will never allow it to become a "party" house. There are several other STRs on my street 
and, knowing these neighbors, they are also very respectful of this practice and would not do 
anything to upset the neighborhood. 

My belief is that STRs help the local economy in many ways as it encourages owners to keep their 
homes looking nice and to hire local workers. The more visitors we have at the coast, the more it 
helps our local businesses and restaurants, etc. I believe it would be a disservice to the local 
economy to restrict STRs. 

Thank you, 
Maureen Bradley 
503-307-8091 
7345 E. Summit 
Pacific City 

1 

3922 of 5195



1/20/2023 

Tillamook Country Vs. Internal Revenue Service 

The purpose of this correspondence is to publicly voice concern regarding recent developments 
surrounding requirements for short term rental properties in Tillamook County. Specifically, my property 
located in Neskowin, Oregon which was purchased in September of 2022 as a "Like-Kind-Exchange" 
under Internal Revenue Code JRC Section 1031, commonly known as a "1031 Exchange". 

JRC Section I 03 I allows for the acquisition of like-kind replacement property designated as a "Vacation 
Home" subject to the following IRS requirements. 

1. The holding period for the vacation home is at least 24 months immediately before the exchange. 
2. For each of the two-12-month periods, the vacation home is rented to another person at a fair 

rental for 14 days or more; and 
3. The homeowner limits his use of the vacation home to not more than I 4 days or I 0% of the 

number of days during the 12-month period that the vacation home is rented at a fair rental value. 

The actions of Order 22-033 prohibit compliance with IRS rules stated above and has caused unforeseen 
damages including loss of income, potential IRS noncompliance, legal costs incurred and so on ... 

In short, my investment property is required to be rented to another person for at least 14 days per year. 
And the homeowner (ME) is limited to 14 days/yea,r of use or, 10% of the number of days rented. 
Order 22-033 has created a situation where my property is 100% unusable. Optionally, long-term leasing 
high end properties is not economically feasible. Reasonable rent for this property would be 
approximately $78,000 per year, unachievable. 

10% ofzero is still zero. 

County memorandum dated January 9, 2023 {Draft Ordinance 84 revisions) further complicates this issue 
for many, many reasons. I won't go into the many concerns of other homeowners, real estate agencies, 
tourists and businesses have expressed; I only need to look to the 250' between STR's for a reason to 
object. My investment property is directly located next to an existing STR. 

Words Matter. County memordndum dated January 9, 2023 (Draft Ordinance 84 revisions) states "The 
proposed language reflected in this draft Ordinance largely reflects the goals and priorities of the 
committee." Perhaps, this should have said "The proposed language reflected in this draft Ordinance 
largely reflects the goals and priorities of the community" which I do ~ot believe to be true. 

I request a formal response with insight from the Tillamook County Board of Commissioners & STR 
Advisory Committee on how to remedy the glaring conflicts between the actions of Tillamook County 
Order 22-033, proposed Ordinance 84 revisions and the Internal Revenue Service. 
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Monday, January 23, 2023 1:40 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: STR Comments 

From: Craig Comroe <craigcomroe@gmail.com> 
Sent: Friday, January 20, 2023 6:05 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: STR Comments 

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

Hello, 

My name is Craig Comroe and I am a homeowner in Pacific City. I built our home in 2016 as a second home and 
vacation rental to help defer the costs. A bit over a year ago we decided to move here full time. To the best of my 
knowledge we are the only full time residents of our neighborhood. My mother in law built one of the first five homes 
in the development in 2004. We live on the corner of Dory Pointe Loop and Cape Kiwanda Drive. Dory Pointe has over 
50 homes and is in the heart of town. Our home is probably the most visible property in the area (6105 Dory Pointe 
Loop, with the large wood sculpture in front). We love the activity and the visitors. So much so, we have a large patio 
and fire pit in our front yard to watch people enjoying their visits and wave a friendly hello. I mention this as it is very 
important coming from a home owner and a full time resident in the busiest part of the city. Since we moved here full 
time in November 2021, we have not had a single instance of noise, trash or people being inconsiderate. We loved all 
of summer and the happiness coming from all the PC visitors. Our dogs loved them too! I have read through many of 
the comments left by others both for and against these new proposed changes. 

To be completely honest, I am a very put off by many of the residents complaints. These areas and the beach 
communities surrounding PC have been tourist destinations for well over 100 years. More than likely, most of the 
residents complaining came here first as tourists. After falling in love with the area and its beauty, they came back 
many, many times before moving here. Now they feel entitled keep the area as their own. These were tourist 
towns for all to enjoy for decades prior to them moving here. I find it appalling that people can move here and then try 
to limit the amount of visitors. Those people fortunate enough to have lived here for decades, seem to forget the half a 
century or more of people enjoying and vacationing here prior to them choosing to make this their home. Had it not 
been for the tourism and the income created, these areas would not exist, nor would the services from the county. Not 
only is it selfish, it is demeaning to tourists. The percentage of lodging taxes created from PC makes a huge impact on 
the county roads and non profits. The large amount of tourist dollars spent in our area attract and maintain businesses 
and/ or support services for residents and visitors alike. It is not easy for residents to find employment or to be able to 
live in the area due to costs and limited places to work. Without these additional revenue streams, we would have 
fewer jobs, businesses and abilities for people to live in the area close to where they work. This will end up decreasing 
home values, causing businesses to close (or not open) and going backwards instead of improving the quality of life. Our 
costs will increase, services will be diminished due to lack of funding and the property values will decline, a lot. 
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After the horrible crash in 2008, new vacation/ second homes virtually disappeared. This was one of the last parts of the 
economy to recover. When we built, there h_ad not been a new build in our area for close to 8 years. This will happen 
again should people not be able to rent their home to vacationing families. To the best of my knowledge it is well over 
$45,000 in permits and fees for each new build. By losing this revenue stream, where will the county reclaims the funds 
for improvements in every part of our communities? The STR license fees going through the roof (per person $75 fees 
per guest) will still not defray the loss of taxes and fees paid to Tillamook County. These taxes and fees allow the county 
to make much need and amazing improvements in the infrastructure (water!), outdoor activity options, social services as 
well as safety and well being of our residents and visitors. Without this income how exactly will we provide for 
residents? How will the city handle loss of income? Cut existing services? The county seems to have spent a large sum 
of money on parking kiosks and rules, yet, never anyone to enforce these rules? In a year I have yet to see a single 
parking enforcement official citing vehicles. This too would reduce complaints by residents. I am even more offended 
that Tillamook is being so stringent on non issued, but applied for permits. These homeowners built with the 
understanding that they could and would rent their homes. This could have a devastating effect and even cause 
foreclosure and major financial hardships. Will the county spend the huge amounts of legal fees to fight all the 
individual lawsuits that will surely follow? The county is literally dictating how people can invest their hard earned 
dollars and then deeming appropriate what they can earn, how and when. I see this as a huge legal liability for the 
county. I am proud to live in this gem of a city and even more proud to share it with everyone. I want nothing more 
than to watch Pacific City (and surrounding areas) grow, thrive and bring joy to everyone that visits and lives in 
surrounding communities. For those that wish to keep people from the same, shame on them. 

Thank you for your time and consideration, 

Craig Comroe 

(503) 490-4546 
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Relevant State Law and State Building Code Pertaining to the 
Tillamook County Draft Short-Term Rental Ordinance 
February 3, 2023 

1. BACKGROUND. On January 9, 2023 Sarah Absher, Building Official for Tillamook County, 
presented a draft "Short-Term Rental Ordinance" to the Tillamook County Short-Term Rental Advisory 
Committee for their review before submission to the Tillamook Board of County Commissioners 
(BOCC) for their approval. That draft was written by Attorney Dan Kearns and commissioned by the 
BOCC. 

2. OVERVIEW OF STATE LAW REGARDING BUILDING CODES AND ENFORCEMENT 
The Oregon State Building Code governing construction of all residential one and two family structures 
in the State is the Oregon Residential Specialty Code (ORSC). The ORSC and other statewide 
specialty building codes are governed by the State Building Codes Division under the authority granted 
to the Oregon Department of Consumer and Business Services by the Oregon State Legislature to 
"promulgate a statewide building code" for the purpose of governance (ORS 455.020). For a full list of 
the v'arious codes adopted by the Building Codes Division to govern other aspects of construction and 
their scope see https://www.oregon.gov/bcd/codes-stand/pages/index.aspx 

The Scope of the ORSC as stated in Rl0l.2 is "the construction, reconstruction, alteration, repair and 
installation of materials and equipment in or part of buildings and structures covered under the state 
building code". The ORSC and ORS DO NOT require existing residences, issued a certificate of 
occupancy based on the code current at the time, to conform to the current ORSC. They only require 
compliance with the current ORSC for thos'e,elements being constructed, reconstructed, altered or 
repaired. 

ORS 455.040 says "(l) State building code preempts loc/11 ordinances and rules. 
The state building code shall be applicable and uniform thi-01,ghout this state and in all municipalities, 
and no municipality shall enact or enforce any ordinance, rule o~ regulation relating to the same 
matters encompassed by the state building code but which provides different requirements unless 
authorized by the Director of the Department of Consumer and Business Services." 

This precludes governmental subdivisions from requiring existing residences to comply with current 
code unless undergoing "construction, reconstruction, alteration, repair". *It is beyond the scope of this 
document to determine the historical timeline of code content and adoption by the State of Oregon or 
by Tillamook County, or to ascertain what authority the County might have to require existing 
residences to conform to the code in place at the time of their construction or alteration. 

' The ORSC, 101.2 Scope states "Consistent with discretionary decision-making powers grinted to 
building officials, a building official may take any action including but not limited to waiving a 
requirement, modifying a requirement and/or accepting an alternate method to the requirements of the 
state building code. When waiving or accepting a modification, a building official shall not allow ( 
provision that would create an unsafe or dangerous condition regarding fire and life safety, and may 
not enforce requirements that are in addition to the state building code except where additionai , 
code requirements are specified by the terms of an alternate method approval. 

3. PROVISIONS IN THE DRAFT SHORT-TERM RESIDENTIAL ORDINANCE (STRO) WHICH 
SPECIFICALLY VIOLATE THE OREGON REVISED STATUTES (ORS), THE OREGON 
RESIDENTIAL SPECIALTY CODE (ORSC) AND/OR OREGON ADMINISTRATIVE RULES 
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It also exceeds Oregon Administrative Rules ( OAR) 837 Division 47 which defines the standards for 
existing residential dwellings used as a rental as set by the State Fire Marshall under the authority of 
ORS 476.725 which states "(2) The State Fire Marshal shall adopt rules establishing standards for the 
placement and location of carbon monoxide alarms in one and two family dwellings and multifamily 
housing that were not subject to state building code requirements for carbon monoxide alarm 
placement or location at the time of construction. (4) Notwithstanding ORS 476.030 (Powers and 
duties of marshal and deputies generally), State Fire Marshal rules adopted under this section shall 
apply for all governmental subdivisions in the state. A governmental subdivision, as defined in ORS 
476.005 (Definitions) may not enact or enforce any local ordinance, rule or regulation regarding the 
design, inspection, testing, maintenance, placement or location of carbon monoxide alarms. 

The State Fire Marshall has clarified OAR 837 Division 47 as follows: "Oregon laws require all 
homes being sold or rented to have working CO alarms, if they meet any of the following: 

• Homes that contain a CO source [ generally any kind of combustible fuel burning appliance or an 
attached garage J 
• 2011 or newer homes, regardless of the presence of a CO source. 

• Existing home undergoes reconstruction, alteration, or repair in which a building permit is required" 

.080.I No unpermitted improvements or bedrooms. All electrical, structural, plumbing, venting, 
mechanical and other improvements made to a registered short-term rental shall be fully permitted and 
all work completed by a licensed and duly qualified contactor. Any sleeping area used as a bedroom 
shall be inspected and permitted in accordance with the provisions of this Ordinance. Areas not 
approved for use as a bedroom shall be locked and secured as deemed appropriate by the STR 
Administrator, and shall not utilized as part of the short-term rental. 

OAR 695-918 encompasses the Administrative Rules of the State Building Codes Division, which 
governs all construction in the State and supercedes local ordinance ( see section 2 above). It does not 
restrict any owner from performing the work listed on their own properties, even those for sale or rent, 
except certain electrical work as outlined in ORS 479.540. Oregon ORS 479.10 to 479.545, is called 
the "Electrical Safety Law". ORS 479.525 states "the Electrical Safety Law shall be applicable and 
uniform throughout this state and in all municipalities, and no municipality shall enact or enforce any 
ordinance, rule or regulations relating to the same matters encompassed by the Electrical Safe Law. 
ORS 479.540 can be summarized as stating that electrical work on a property that is for rent, lease, 
sale or exchange and is new or substantially alters the existing electrical installation can only be 
performed by a licensed electrician and not by the homeowner. Whereas "work on, alterations to or 
replacement of parts of electrical installations as necessary for maintenance of the existing electrical 
installations on that property" may be performed by the owner as defined in the Electrical Safety Law 
and in OAR 695-918-0040 . 

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

Under code existing at the time of construction GFCI protected outlets in dwellings were not required 
in outdoor locations until 1971, in Kitchens until 1987 and in bathrooms until 1975. There is no 
specific provision in State Law or Code allowing local jurisdictions to require updating receptacles to 
GFCl in these locations in existing one and two family construction except as part of construction, 
reconstruction, repair or alteration. 
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to comply with current code except in the case of "construction, reconstruction, repair or alteration". 

4. OTHER PROVISIONS IN THE DRAFT ORDINANCE WHICH MAY VIOLATE STATE LAW. 
This document does not seek to investigate ways in which the ordinance provisions regarding septic 
systems and egress may violate state laws as they pertain to the State Building Code. 

5. PROVISIONS IN THE DRAFT SHORT-TERM RESIDENTIAL ORDINANCE (STRO) WHICH 
SPECIFICALLY VIOLATE LOCAL LAND USE LAW 

.080.N Mandatory Postings 
The Short-Term Rental Registration Certificate issued by the County ( or a copy thereof) for the short
term rental shalt be displayed in a prominent location within the interior of the dwelling unit adjacent to 
the front door and at the property's boundary at the front of the dwelling unit where it is visible and 
readable by anyone in the road right-of-way. Additionally, the ownershall post a placard inside the 
short-term rental dwelling unit at the front door and outside the unit at the property tine where it can 
easily be read by people in the road right-Of-way that contains the following information: I. The 
registration number that confirms the certificate is issued by Tillamook County, with the date of 
expiration. 2. The name of the property owner and the contact person and a telephone number where 
the contact person may be contacted in case of any problems at, or complaints about, the short-term 
rental; 3. The number of approved maximum parking spaces and their location(s); 4. The number of 
bedrooms and maximum occupancy permitted for the short-term rental; 5. Any required 
information .and conditions specific to the Short-Term Rental Registration Certificate; 6. Day of week 
of trash pickup; 7. The property address. 

TCounty Land Use Ordinance 4.020(2) says that in unincorporated Tillamook County no SIGN 
shall be placed "within 10 feet of the front property line in a required front yard". It also says that in 
residential areas only one permanent sign is allowed that is no larger than 2sf. 

There is no possibility of including everything required on the sign to be incorporated legibly in a 2 
sf sign. Posting a sign right at the front property line is not allowed in the Land Use Ordinance 
because it potentially creates dangerous line of sight issues. 

*In general, State Building Code for one and two family residences followed the Uniform 
Building Code until 1980, the Council of American Building Officials (CABO) One and Two 
Family Dwelling Code until 2000, and the International Residential Code from 2000 until the 
present. 

Drafted by 
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 

-----Original Message-----

Public Comments 
Wednesday, February 8, 2023 3:37 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: STR proposed ordinance 

From: kmgannon@gmail.com <kmgannon@gmail.com> 
Sent: Wednesday, February 8, 2023 3:03 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: STR proposed 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.] 

For the record, I agree with the STR system currently in place. I do not agree with the proposed revisions. I propose 
stronger enforcement of the rules already in place for STRs. I also propose enforcement of rules already in place with 
respect to the whole county population, including day visitors from outside Tillamook County. I am extremely 
concerned about the potential reduction in TLT revenue to Tillamook County and the wide scale loss of jobs that the 
proposed ordinance would lead to if it were passed. I don't feel that the proposed ordinance was embarked upon with 
the well being of the county in mind. As a tax payer feel that our money has been misused, and there is a potential for 
further funds to be spent on both sides in litigation if Tillamook County insists on proceeding. 

Kelly Gannon 

1 

3929 of 5195



Lynn Tone 

From: Public Comments 
Sent: 
To: 

Wednesday, February 8, 2023 1 :45 PM 
Lynn Tone; Sarah Absher; County Counsel 

Subject: FW: EXTERNAL: Taxes Raised or Services Reduced? 

From: Dave <dave@monvisoinvestments.com> 
Sent: Wednesday, February 8, 2023 8:51 AM 
To: Public Comments <publiccomments@co.tillamook.or.us>; Sarah Absher <sabsher@co.tillamook.or.us>; Erin Skaar 
<eskaar@co.tillamook.or.us>; Lynn Tone <ltone@co.tillamook.or.us> 
Cc: Neskowin Citizen Advisory Committee <info@neskowincac.org> 
Subject: EXTERNAL: Taxes Raised or Services Reduced? 

[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 County Commissioners and STR Committee, 

WE NEED DATA AND BUDGETS. I want to strongly encourage a pause in the process of amending STR 

regulations so you can gather important information on the economics of STRs, Tillamook County, and the 

impact some of the concepts being discussed will have on the economy of Tillamook County. You need to 

conduct a study, yes it will be an expensive study and take some time. But you need specific details and 

budget plans, not generalized statements or hopes. 

Tourism is one of the key economic drivers for Tillamook County. However, as you know, unlike many other 

regions, there are not lots of big hotels or resorts in Tillamook County. A large percentage of our tourists stay 

in STRs, condos, privately owned units. Most counties through the U.S. and even Oregon would be thrilled to 

have the strong tourism base Tillamook has. It is the goose that lays the golden egg. It creates an incredible 

tax base with very little impact. Tourists generally just come, spend money, and leave. 

The changes regarding STRs are going to have a significant impact on tourism, immediately upon enactment of 

the changes or in the future. At some point, the very goal of the proposed changes it to reduce visitor days at 

· STRs, the largest market for visitors. As part of your fiduciary responsibly, you need to know what that impact 

means. Just to be clear, there are easy changes you can make to STRs that will reduce any negative impacts 

they cause. But that discussion ended long ago. The changes being discussed are not about enforcement of 

existing regulations or slightly strengthening them, the discussion is about changes that are designed to make 

tourist areas sleepy little villages again. The changes are trying to take back 100 years of history of tourism 

growth in Tillamook County or at least make sure the next 100 years have little or no growth. 

It is a given that tax revenue will be reduced with the STR limitations. You cannot limit property rights and 

expect that to not impact property values, business values, income from residents who depend on tourism, 

etc .... If my home is worth $500,000 today, once you enact strict STR limitations, my home will be worth less, 

even if I don't rent as an STR. Today I have a "bundle of rights" that is lOX big and after your new ordinance as 
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being discussed, my rights may be 8X big. You can argue, but my home will be worth less money. Future 
buyers who may have wanted to do an STR will possibly not be able to do that. For existing residents who are 
not doing STRs, you are taking away an option for them in the future. Maybe grandma or mom gets sick and 

needs to move in with her kids for a while. The families ability to rent mom's home out on a "short term" 
basis may not exist. So, the home has fewer options and is worth less money. 

Businesses will be impacted. Any limitations on rental days will push all the rentals into the summer when 
rates are higher. During other months, there will be little or no rental inventory for tourists. That hurts every 
business whether it is a general store, restaurant, or even an appliance repair or sales company. Same with 

strict limitations on number of people staying in STRs and even the proposed bureaucratic hurdles will reduce 

visitors. Our friend who cleans our home, Teri, will not be able to pay her bills anymore if her customers have 
to limit their rentals. What is your plan for Teri? 

Obviously the STR tax money generated will be reduced or at least its growth reduced or eliminated. How 

much? You should know the answer. What programs will that impact? Who will it impact? With more 

restrictions, more enforcement will be necessary. It is just a rule of governance-the more you restrict 
people, the more you have to monitor them. So, what is the plan to increase enforcement, while at the same 

time losing revenue? How are you going to monitor the change in beneficiaries for a family trust? Partners in 

a partnership? Members in a limited liability company? That is sophisticated stuff but you cannot have 

restriction on transfer if you cannot monitor and enforce those restrictions. Have a plan. Have a budget. Be 
prepared to hire new employees. You need to know details-what additional expenses are we incurring and 
what reductions in income are we creating. 

Legal fees for challenges to the ordinance. It is obvious that any new strong restrictions will be challenged in 

court. Have you budgeted for outside legal counsel, not the goofy one sided guy you have now, but a serious 

law firm to represent you in multiple courts. How about liability insurance for the County? If you take these 
actions without the benefit of real data, real information on tax revenue, economics, etc ... , are you confident 

you will be covered by county liability insurance? I don't say that as a threat, but the County I used to work in 
had their insurance carrier deny coverage for this exact sort of thing: the County Commission took actions 

without the support or reasonable data and information. Coverage for the commissioners involved was 
actually withdrawn on this specific issue by the insurance carrier. 

My point is to just ask you to Please, Please, pause and study the impacts. Let your residents know before you 

vote what impacts the new rules will create. A reduction in any taxes, will require either a tax increase or a 
reduction in services. Which are you proposing? Both? How much will the impacts be? What services will be 

reduced or what taxes will be raised? Are there plans to compensate for the reduction of tourism in the 

economy? Who gets hurt? How much? What potential impact will these new regulations have on home 
values, not just STR homes, but all homes since the proposed ordinances impacts the rights of every 

homeowner. As I said above, when you reduce options for a property, that generally comes with a reduction 

in value. Personally, I think every home in unincorporated Tillamook County should be reappraised if the 

proposed draft ordinances are passed. I will certainly appeal my homes valuation and likely join with others to 
hire an appraiser to support our position. You may be fine with that, but again, have a plan, have a budget for 
that, understand valuations may go down at the same time expenses go up. 

You just need to make an informed decision, not based on a few grumpy retired residents who moved to 

tourist communities and now don't like the tourists coming to their tourist communities. You need data. How 

many jobs will be lost? Tax impacts? A reduction in services or raising tax rates? A clear statement of 

purpose: "We the elected leaders in Tillamook County believe reducing tourisms benefits our residents 
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because .... " There should be an end to that statement. You owe it to your property owners and your 
residents. 

David Allen, Neskowin 

3 
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February 7, 2023 

Dear Tillamook County Planners: 

We believe that the planning document prepared by the county planners does an excellent job of 

preparing the unincorporated area of Neskowin to meet the challenge of ever-expanding requests to 

create new Short-Term Rental (STR) properties, and with this letter lend our support to it. 

As full-time residents of Neskowin, we sympathize with people's desire to buy a piece of real estate here 

even if it means renting it out for 20 years to pay for it. The unsurpassed beauty of this off-the-beaten 

track coastal oasis is obvious to anyone who happens upon it. First and foremost, Neskowin is a lovely 

place to visit because it is a lovely place to live. 

We submit, however, that this is not happenstance. Full-time residents provide the foundation on which 

the community is built. We are the stable presence that provides financial consistency during off-tourist 

season as well as its peak. We provide workers to keep businesses open and staffed. We volunteer to 

support those in need, staff volunteer fire departments and assist local schools and events. We keep 

beaches clean, protect the wildlife, patrol neighborhoods, and pick up trash after bears go on feeding 

sprees. We form connections with each other, local merchants, and service providers that aid all of us 

when nature wreaks havoc through floods or fire. We oversee emergency preparedness with tsunami 

signage and survival site preparation in case the coast is ever hit with a major earthquake or water 

disaster. 

We are the bedrock of the community. Our year-round attention, support, and care all contribute to 

why Neskowin is a desirable location, and the reason quality of life is the main commodity worthy of 

protection as we proceed. 

We've all heard the horror stories of residents' homes becoming surrounded by STRs, where daily life is 

an ongoing nightmare and unavailable landlords or management services who remain unresponsive. 

What these accounts don't depict is the loss of enduring quality of life for the full-time homeowners, 

and their dedication to their community. The wear and tear of unhindered development is destructive 

and threatens the cohesiveness and quality of life for full-time residents, those who keep the 

community whole and vibrant. 

There will always be those who refuse to accept limitations on their ability to do what they want, and 

who see any limits or regulations as unfair barriers to make money, pay off a property, or grow a 
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business. I suspect these constituents will bombard the planning commission with all manner of legal, 

and commercial reasons for more liberal, open STR growth. 

We urge you to stand strong. Your proposal is fair and protects the very commodity others seek to 

exploit. Please keep STR growth to a manageable, and livable level so that Neskowin can survive and 

thrive as the vital, caring, and cohesive community that it is now, while there is still time. 

We applaud the wisdom of the planning committee in the proposed development draft. Thank you. 

Sincerely, 

Kathleen and Wayne Ruby 
49850 s. Beach Road 
Neskowin, OR 
208-310-6196 
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Erin Skaar, Commissioner 
Mary Faith Bell, Commissioner 
David Yamamoto, Commissioner 
Sarah Absher, Director, Department of Community Development 
Short-Term Rental Advisory Committee 

February 6, 2023 

Today, we are all saddened by reports from Turkey and the 7.5-earthquake experienced there. 
Over 11,600 people have been estimated to have died during this terrible natural disaster. 

I'm concerned about what this might signal for the Pacific Northwest-Tillamook County in 
particular-WHEN the Cascadia 'full-rip' earthquake occurs. This event may be as large as a 
9.0-quake ... which is vastly more powerful than the Turkey earthquake. And, the earthquake 
will be followed by an even more devastating tsunami. 

And, it is WHEN, not IF. We know it's just a matter of time. Hopefully, not in our lifetimes. 

But like other low probability, high consequence events, we take safety measures: we buy fire 
insurance for our homes, we wear seatbelts in our cars, we even wear seatbelts in commercial 
aircraft even though no US airline has crashed in decades. 

Actually, many thoughtful experts have studied the Tillamook County exposure to the Cascadia 
earthquake situation. 

Cascadia Tsunami Casualty Estimates 

Healthcare Preparedness Program of the Oregon Health Authority's 
Health Security, Preparedness and Response 

May 13, 2021 

The majority of people who cannot escape the tsunami will die rather than suffer 
injuries. Due to the extensive low-lying coastal plains on the north Oregon coast and the 
development patterns that exposes many people to tsunami hazards, the expected 
casualties (both in number and loss ratios) in Clatsop and Tillamook Counties are the 
highest. These estimates include permanent and visitor populations for a summer 
"night" (i.e., 2 AM) when populations are high. 

Due to the extensive low-lying coastal plains on the north coast and the development 
patterns that exposes many people to tsunami hazards, the expected casualties in 
Clatsop and Tillamook Counties are the highest. Both counties may experience several 
thousands of fatalities and many hundreds of injuries. Unless more safety precautions 
are taken, both counties are expected to lose a high percentage of people in the 
tsunami zone, which is referred to as a high loss ratio. 
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Recent (draft) analyses by DOGAMI are alarming- as many as 50% of permanent residents and 

visitors may perish as a consequence of this event. 

_,. 
, en 
(J) 

2 
ro .... 
cc 
LL 

Clatsop Tillamook 
100 _____ .,......... ____ f -,.....-

90 ~ 
aor 

1 

50 

40 

30 

20 fa·· 
I 
' 10 

In conclusion, the Short-Term Rental industry must face this physical reality ... and take 
essential steps in providing necessary information and equipment to its clients. 

Thank you 

Mark Roberts 
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Lynn Tone 

From: 
Sent: 
To: 
Cc: 
Subject: 

Dave < dave@monvisoinvestments.com > 
Wednesday, February 8, 2023 8:51 AM 
Public Comments; Sarah Absher; Erin Skaar; Lynn Tone 
Neskowin Citizen Advisory Committee 
EXTERNAL: Taxes Raised or Services Reduced? 

[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 County Commissioners and STR Committee, 

WE NEED DATA AND BUDGETS. I want to strongly encourage a pause in the process of amending STR 

regulations so you can gather important information on the economics of STRs, Tillamook County, and the 

impact some of the concepts being discussed will have on the economy of Tillamook County. You need to 

conduct a study, yes it will be an expensive study and take some time. But you need specific details and 

budget plans, not generalized statements or hopes. 

Tourism is one of the key economic drivers for Tillamook County. However, as you know, unlike many other 

regions, there are not lots of big hotels or resorts in Tillamook County. A large percentage of our tourists stay 

in STRs, condos, privately owned units. Most counties through the U.S. and even Oregon would be thrilled to 

have the strong tourism base Tillamook has. It is the goose that lays the golden egg. It creates an incredible 

tax base with very little impact. Tourists generally just come, spend money, and leave. 

The changes regarding STRs are going to have a significant impact on tourism, immediately upon enactment of 

the changes or in the future. At some point, the very goal of the proposed changes it to reduce visitor days at 

STRs, the largest market for visitors. As part of your fiduciary responsibly, you need to know what that impact 

means. Just to be clear, there are easy changes you can make to STRs that will reduce any negative impacts 

they cause. But that discussion ended long ago. The changes being discussed are not about enforcement of 

existing regulations or slightly strengthening them, the discussion is about changes that are designed to make 

tourist areas sleepy little villages again. The changes are trying to take back 100 years of history of tourism 

growth in Tillamook County or at least make sure the next 100 years have little or no growth. 

It is a given that tax revenue will be reduced with the STR limitations. You cannot limit property rights and 

expect that to not impact property values, business values, income from residents who depend on tourism, 

etc .... If my home is worth $500,000 today, once you enact strict STR limitations, my home will be worth less, 

even if I don't rent as an STR. Today I have a "bundle of rights" that is lOX big and after your new ordinance as 

being discussed, my rights may be 8X big. You can argue, but my home will be worth less money. Future 

buyers who may have wanted to do an STR will possibly not be able to do that. For existing residents who are 

not doing STRs, you are taking away an option for them in the future. Maybe grandma or mom gets sick and 

needs to move in with her kids for a while. The families ability to rent mom's home out on a "short term" 

basis may not exist. So, the home has fewer options and is worth less money. 

Businesses will be impacted. Any limitations on rental days will push all the rentals into the summer when 

rates are higher. During other months, there will be little or no rental inventory for tourists. That hurts every 

business whether it is a general store, restaurant, or even an appliance repair or sales company. Same with 
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strict limitations on number of people staying in STRs and even the proposed bureaucratic hurdles will reduce 

visitors. Our friend who cleans our home, Teri, will not be able to pay her bills anymore if her customers have 
to limit their rentals. What is your plan for Teri? 

Obviously the STR tax money generated will be reduced or at least its growth reduced or eliminated. How 

much? You should know the answer. What programs will that impact? Who will it impact? With more 

restrictions, more enforcement will be necessary. It is just a rule of governance-the more you restrict 

people, the more you have to monitor them. So, what is the plan to increase enforcement, while at the same 
time losing revenue? How are you going to monitor the change in beneficiaries for a family trust? Partners in 

a partnership? Members in a limited liability company? That is sophisticated stuff but you cannot have 

restriction on transfer if you cannot monitor and enforce those restrictions. Have a plan. Have a budget. Be 

prepared to hire new employees. You need to know details-what additional expenses are we incurring and 
what reductions in income are we creating. 

Legal fees for challenges to the ordinance. It is obvious that any new strong restrictions will be challenged in 

court. Have you budgeted for outside legal counsel, not the goofy one sided guy you have now, but a serious 
law firm to represent you in multiple courts. How about liability insurance for the County? If you take these 

actions without the benefit of real data, real information on tax revenue, economics, etc ... , are you confident 

you will be covered by county liability insurance? I don't say that as a threat, but the County I used to work in 

had their insurance carrier deny coverage for this exact sort of thing: the County Commission took actions 

without the support or reasonable data and information. Coverage for the commissioners involved was 

actually withdrawn on this specific issue by the insurance carrier. 

My point is to just ask you to Please, Please, pause and study the impacts. Let your residents know before you 

vote what impacts the new rules will create. A reduction in any taxes, will require either a tax increase or a 

reduction in services. Which are you proposing? Both? How much will the impacts be? What services will be 

reduced or what taxes will be raised? Are there plans to compensate for the reduction of tourism in the 

economy? Who gets hurt? How much? What potential impact will these new regulations have on home 

values, not just STR homes, but all homes since the proposed ordinances impacts the rights of every 

homeowner. As I said above, when you reduce options for a property, that generally comes with a reduction 

in value. Personally, I think every home in unincorporated Tillamook County should be reappraised if the 

proposed draft ordinances are passed. I will certainly appeal my homes valuation and likely join with others to 

hire an appraiser to support our position. You may be fine with that, but again, have a plan, have a budget for 

that, understand valuations may go down at the same time expenses go up. 

You just need to make an informed decision, not based on a few grumpy retired residents who moved to 

tourist communities and now don't like the tourists coming to their tourist communities. You need data. How 

many jobs will be lost? Tax impacts? A. reduction in services or raising tax rates? A clear statement of 
purpose: "We the elected leaders in Tillamook County believe reducing tourisms benefits our residents 

because .... " There should be an end to that statement. You owe it to your property owners and your 
residents. 

David Allen, Neskowin 

2 

3938 of 5195



February 7, 2023 

Dear Tillamook County Planners: 

We believe that the planning document prepared by the county planners does an excellent job of 

preparing the unincorporated area of Neskowin to meet the challenge of ever-expanding requests to 

create new Short-Term Rental (STR) properties, and with this letter lend our support to it. 

As full-time residents of Neskowin, we sympathize with people's desire to buy a piece of real estate here 

even if it means renting it out for 20 years to pay for it. The unsurpassed beauty of this off-the-beaten 

track coastal oasis is obvious to anyone who happens upon it. First and foremost, Neskowin is a lovely 

place to visit because it is a lovely place to live. 

We submit, however, that this is not happenstance. Full-time residents provide the foundation on which 

the community is built. We are the stable presence that provides financial consistency during off-tourist 

season as well as its peak. We provide workers to keep businesses open and staffed. We volunteer to 

support those in need, staff volunteer fire departments and assist local schools and events. We keep 

beaches clean, protect the wildlife, patrol neighborhoods, and pick up trash after bears go on feeding 

sprees. We form connections with each other, local merchants, and service providers that aid all of us 

when nature wreaks havoc through floods or fire. We oversee emergency preparedness with tsunami 

signage and survival site preparation in case the coast is ever hit with a major earthquake or water 

disaster. 

We are the bedrock of the community. Our year-round attention, support, and care all contribute to 

why Neskowin is a desirable location, and the reason quality of life is the main commodity worthy of 

protection as we proceed. 

We've all heard the horror stories of residents' homes becoming surrounded by STRs, where daily life is 

an ongoing nightmare and unavailable landlords or management services who remain unresponsive. 

What these accounts don't depict is the loss of enduring quality of life for the full-time homeowners, 

and their dedication to their community. The wear and tear of unhindered development is destructive 

and threatens the cohesiveness and quality of life for full-time residents, those who keep the 

community whole and vibrant. 

There will always be those who refuse to accept limitations on their ability to do what they want, and 

who see any limits or regulations as unfair barriers to make money, pay off a property, or grow a 

1 
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business. I suspect these constituents will bombard the planning commission with all manner of legal, 

and commercial reasons for more liberal, open STR growth. 

We urge you to stand strong. Your proposal is fair and protects the very commodity others seek to 

exploit. Please keep STR growth to a manageable, and livable level so that Neskowin can survive and 

thrive as the vital, caring, and cohesive community that it is now, while there is still time. 

We applaud the wisdom of the planning committee in the proposed development draft. Thank you. 

Sincerely, 

Kathleen and Wayne Ruby 
49850 S. Beach Road 
Neskowin, OR 
208-310-6196 

2 
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02/06/2023 

Tillamook County Short Term Rental Advisory Committee 
re: Draft Short Term Rental Ordinance I Building Code Issues 

Dear Committee, 

I have many concerns about the draft Short Term Rental Ordinance prepared by Mr. Kearns, this 
particular letter pertains specifically to the building code implications. As a licensed Oregon 

Architect, I deal with the building code and interpretations on a regular basis. One of the stated 
purposes of the draft ordinance is to "Protect the health, safety and welfare of short-term and 
long-term renters, property owners, and neighboring property owners throughout Tillamook 
County."The 2021 ORSC is our current building code for one and two family dwellings and 
serves as a guideline for health, safety and welfare. 

The draft Short Term Rental Ordinance references the 2021 ORSC for safety requirements, 

however I have noticed some discrepancies between what the current building code requires -
most notably in .030 Bedroom Definition. The draft ordinance cites the ORSC code sections 
304.1 and 305.1 for room dimensions and ceiling heights, but includes requirements that are 
above and beyond the code or omits the exceptions. 

Per the ORSC: 

- 70 SF, with horizontal dimensions of at least 7' is required for all "habitable spaces" which 
includes sleeping areas/ bedrooms. (Section R304.1, screen capture below) 

- 7' is the minimum ceiling height for flat ceilings, but if the ceiling is sloped, then S' is the 
minimum - up to 50% of the ceiling can be between 5-7' if the rest of the ceiling is 7' or higher. 

Any area that is less than 5' in a sloped ceiling cannot count towards the required 70SF or 
minimum 7' dimension. (Section R305.1, screen capture below) 

- The ORSC does not require "4 full-height walls surrounding a bedroom sleeping area." Section 
R312.1 does require 36" guard rails to be placed on the open side of spaces adjacent to an open 

area. Many coastal vacation homes have open designs with sleeping lofts allowing for views 
with guard rails protecting the open side, which is compliant with ORSC and the previous 
versions of the code that preceded it. 

- The ORSC does not require a built-in closet in order to be considered a bedroom. While 
desirable for long-term housing, closets are not a safety issue - it is common for beach houses, 
cottages and cabins built for the purposes of vacation/ seasonal housing to not include closets. 

- The ORSC code does not require a minimum of SO SF per person 
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- The ORSC code requires interconnected/ hardwired smoke detectors in existing only in areas 
where alternations or repairs require removal of interior wall or ceiling finishes to expose the 
structure (Section R314.4, screen capture below) 

The draft ordinance states that the dwelling unit needs to meet "current requirements of the 

International Building Code." When an existing structure was lawfully constructed under the 
current building codes in use at the time of construction, it should not be forced into full current 
compliance if the use or occupancy is not changing. Only the areas of the dwelling being altered, 

additions, and change of use from non-habitable spaces like attics and basements to habitable 
space or new construction needs to be fully compliant with the current code per RlOl.2.1. 

Full compliance of the current building code would also include ventilated ("ie rainscreen") facades, 
R49 roof insulation, R21 wall insulation and many other requirements. All of these are great to have 
- but just like requiring interconnected smoke detectors in an existing ceiling, it would be impractical 

and invasive to apply these requirements to an existing structure. Most homes in my neighborhood 
are framed with 2x4 walls and roofs which would never fit the amount of insulation the code 
requires today. ORSC would say that an addition would need to be fully compliant, but mercifully 

does not expect us to deconstruct and rebuild what is existing. 

Food for thought ... if an existing, lawful STRs does not have closets, has smoke detectors with 
batteries and is not fully compliant with the latest building code; and is deemed inappropriate for 

people on vacation, would it be appropriate to change the use to long-term housing? Would the 
impacts be less? Should the health, safety and welfare of short-term and long-term renters be 
handled differently? 

In summary, I am in support offuture STRs conforming to the current building code, as the 
occupancy/ use would be changing. However an existing, lawful STR license should not be in 
jeopardy due to changes in the ordinance, especially if the dwelling has a long history of safe use 

as a vacation rental. Existing, lawfully licensed STRs should be grandfathered per the 
requirements at the time of licensure- provided the fire-life safety elements like egress 

windows, smoke detectors and approved bedrooms/ sleeping areas met the requirements at 
the time approved for use as an STR. 

Respectfully, 

Emily Draper, Oceanside 
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R304.1 Minimum a..-:s. 

SECTION R304 

MINIMUM ROOM AREAS 

Habitable rooms shall have a floor area of not less than 70 square feet (6.5 m2}. 

Exception: Kitchens. 

R304.2 Minimum dlm•nslons. 

Habitable rooms shall be not less than 7 feet (2134 mm) in any horizontal dimension. 

Exception: Kitchens. 

R3CM.3 H•lght effect on room area. 

Portions of a room with a sloping ceiling measuring less than 5 feet (1524 mm) or a furred ceiling measuring less than 7 feet 
(2134 mm} from the finished floor to the finished ceiling shall not be considered as contributing to the minimum required 
habitable area for that room. 

R305.1 Minimum height 

SECTION R305 

CEILING HEIGHT 

Habitable space, hallways and portions of basements containing these spaces shall have a ceiling height of not less than 7 feet (2134 
mm). Bathrooms, toilet rooms and laundry rooms shall have a ceiling height of not less than 6 feet 8 inches (2032 mm). 

Exceptlons: 

1. For rooms with sloped ceilings, the required floor area of the room shall have a ceiling height of not less than 5 feet (1524 
mm) and not less than 50 percent of the required floor area shall have a ceiling height of not less than 7 feet (2134 mm). 

> 2. Nol mo,e than 75 percent of the floor area of a bathroom or toilet room is permitted to have a sloped ceiling less than 6 
feet, 8 inches (2032 mm) in height, provided that an area of 21 inches by 24 inches (534 mm by 610 mm) in front of toilets 
and lavatories has a minimum of 6 feet, 4 inches (1931 mm) in height, measured from the finished floor. An area of 24 
lnches by 30 inches (610 mm by 762 mm) in front of and inside a tub or shower shall have a minimum of 6 feet, 4 inches 
(1931 mm} in height, measured from the standing surface of the fixture. 

3. Beams, girders, ducts or other obstructions in basements containing habitable space shall be permitted to project to 
within 6 feet 4 inches (1931 mm) of the finished floor. 

4. Beams and girders spaced not less than 4 feet (1219 mm) on center may project not more than 6 inches (152 mm) below 
the required ceiling height. 

5. Conversion of existing nonhabitable space, such as a basement or awe, to habitable space, shall provide a celling height 
of not less than 6 feet 8 inches (2032 mm} for flat ceilings or for the portion of ceiling required in Exception 1 of this 
section 

R305.1.1 B.1sements, 

Portions of basements that do not contain habitable space or hallways shall have a ceiling height of not Jess than 6 feet 8 inches 
(2032 mm). 

Exceptlon: At beams, girders, ducts or other obstructions, the ceiling height shall be not less than 6 feet 4 inches (1931 mm) 
from the finished floor. t 
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SMOKE ALARMS 

R314.1 General. 

Smoke alarms shall comply with NFPA 72 and Section R314. 

R314.1.1 Listings. 

Smoke alarms shall be listed in accordance with UL 217. Combination smoke and carbon monoxide alarms 
shall be listed in accordance with UL 217 and UL 2034. 

R314.2 Whtrt re-quired. 

Smoke alarms shall be provided in accordance with this section. 

R314.2.1 New construction. 

Smoke alarms shall be provided in dwelling units. 

R314.2.2 Alterations, repairs and additions. 

Where alterations, repairs or additions requiring a permit occur, the individual dwelling unit shall be equipped 
with smoke alarms located as required for new dwellings. 

Exceptions: 

1. Work involving the exterior surfaces of dwefUngs, such as the replacement of roofing or siding, the 
addition or replacement of windows or doors, or the addition of a porch or deck. 

2. Installation, alteration or repairs of plumbing or mechanical systems. 

R314.4 lnterconnectlon. 

Where more than one smoke alarm is required to be installed within an individual dwelling unit in accordance with 
Section R314.3, the alarm devices shall be interconnected in such a manner that the actuation of one alarm will 
activate all of the alarms in the individual dwelling unit. Physical interconnection of smoke alarms shall not be 
required where listed wireless alarms are installed and all alarms sound upon activation of one alarm. 

Exception: Hardwired interconnection of smoke alarms in existing areas shall not be required where alterations 
or repairs do not result in removal of interior wall or ceiling finishes exposing the structure. 
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Jan 9, 2023 

Tillamook Board of County Commissioners, 

Back in September, I submitted a comprehensive personal statement with my opinions on various rules 
& regulations proposed for STRs in Neskowin. In response to additional public comments, I would like 

to follow up with my perspective as a home owner who welcomes guests to our area. Since a picture is 

worth a thousand words, I will include several as they give a better explanation than I could write. 

This is my personal experience with STRs, and is not intended to represent other members of the 

community, though there are many home owners with similar stories. The STR owners that I have had 

the pleasure of getting to know better through this process are not nameless, faceless, corporations 

buying homes to flip into investments at the expense of our neighborhoods. Most of the STR permits 
in Neskowin are held by individuals or entities with only one STR permit (includes permits to LLCs, like 

mine, which are commonplace for asset protection). We are most often families, with a love of the 

Oregon Coast, and we would like to share that with the community. Running a successful STR is a labor 
of love for most. 

The pandemic saw a boom of visitors to the Oregon Coast. More seasonal owners spent time in their 

homes, more STR guests visited, more day trippers trekked out, and more homeowners worked 

remotely. The pandemic boom is now subsiding, and STRs are already seeing a return in occupancy to 
much lower levels. Additional restrictions & regulations based on this elevated activity during the 

pandemic may be misguided, and may have unintentional consequences to our local tourism economy. 

A vast majority of Neskowin STR owners have never received a complaint, much less been issued a 

violation by Tillamook County. While it's clear that there are valid concerns, I support the county 

enforcing Ordinance #84 as needed by focusing on any STRs with complaints on a case by case basis. 

I fully support evidence based solutions driven by data, instead of implementing additional regu latory 

restrictions and rules for all STRs, though I do support a percentage cap if it's set at a level high enough 

to allow extra growth and reflect our high percentage of seasonal home ownership. 

Gibson Family - Proposal Rock, Neskowin 
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My STR foundation began 10 years ago when I was a new parent, and looking for someth ing to do that 

would allow me to work from home with a flexible schedule. Decades ago, my grandparents built a 

vacation home in Cal ifornia's Sierra Nevada mountains, and I decided to try and see if I could help my 

family offset some of the maintenance expenses by renting to vacation guests. Long story short, it 

ended up being a great experience and I found a new ca ll ing of sorts. A couple years later, my husband 

and I purchased our cottage in Neskowin. We spent several years chipping away at projects and slowly 

bringing our cottage back to life with a thorough restoration honoring its historical charm . 

1920s - Public Bath House (now Breakers End) - Neskowin 

I am an STR host because I enjoy this experience. Welcoming fam ily, friends and guests to Neskowin, 

and seeing them fall in love with t his gem of a village is heartwarming. Hearing how much people love 

the design of our cottage and everything we've done to make it a welcoming respite is inspiring. I am 

an STR host because this suits my skill set and is personally rewarding . I have some families who have 

stayed with us multiple times, and Neskowin is their 'go to' Oregon vacat ion destination. I've also 

we lcomed longer staying guests contemplating a permanent move to the Oregon Coast, as spending 

a mont h or two in a furn ished home before buying is a great option made available via STRs. In fact , I 

think it's likely fair to say that a good number of residents at the coast started out as visitors at one time. 

When I hear people say, "It's all about the money," I have to d isagree. For me, this has also been a 

highly rewarding personal project which was featured in The Oregonian . I'm an STR host because I 

simply enjoy it. The rental income is a perk, but it does not completely cover our expenses. In fact, we 
have produced no taxable income (profit) in the years we've been renting, and anticipate needing 

decades of rental activity to potentially offset the expenses we have incurred to this point. Typica lly, 

our rental income has been largely spent in Tillamook County. We hire local contractors, service 

providers, and trades people to help us maintain and make improvements. The rental proceeds from 

our guests are largely pumped directly back into our local community, and many home owners in 

Neskowin with STR permits cou ld say the same. 

Historically, many Neskowin homes have been STRs before STRs were defined, ours included. While 

there has been an increase in STR permits, the current level (21 %) is not surprising nor out of balance 

considering Neskowin's extraordinarily high rate of seasonal home ownership (67% in 2019). Like 

many homes in Neskowin, our cottage would simply sit empty between our visits if we did not have 

the option to be an STR, and I am concerned about the ramifications if STRs were severely limited. I 

bel ieve there is room for balance between community livability and continuing to welcome guests who 

support businesses all along the Oregon coast, while simultaneously honoring Neskowin's history as a 

vacation destination . 
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Our cottage is approximately 100 years old, and through tracing past owners I can attest to the fact that 
it has never been used as a full-time residence, and since its conversion to a seasonal residence in the 
1940s, it has always been a family owned vacation home, typically rented as an STR for decades pre
dating on line websites. Removing this use is a loss of inherent property rights. The historical use pattern 
of many homes in Neskowin fall into this same category. Severely restricting, or removing the ability to 
welcome vacation rental guests conflicts with our long established & accepted use in a community with 
strong historical roots based on welcoming visitors. 

Breakers End 
1948 American Home Magazine - "25 Pages of Vacation Homes From Coast to Coast' 

Fondly known as "The Bath House" among locals, our cottage was originally built in the 1920s as a 
public bath house for beach goers and was converted to a private vacation home in the 1940s. Located 
at the end of Breakers Ave in Neskowin, it is now known as Breakers End. While there are cottages in 
Neskowin that pre-date ours, Breakers End is the oldest public structure still standing due to its 
origination as the public bath house. Our cottage was a diamond in the rough, which was on the market 
for months before our purchase. We have spent significantly on its restoration. Our rental proceeds 
often go directly back into our community via local companies & contractors. Through the years, local 
businesses have helped to amazingly transform both our interior & exterior while simultaneously 
maintaining the charm that makes Neskowin so special. 
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Breakers End - Neskowin 

Kitchen & Living Room - Before & After 

Exterior - Project by Coyote Gardens 
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I am more than just an "STR Owner" - I consider myself to be a steward of our home, a nice neighbor, 
and I try to be helpful in our community. I single-handedly organized the first USPS CBU (Cluster Box 
Unit) for the village when our local post office closed in 2021, which involved six months of advocating 

for local mail delivery and navigating regional government bureaucracies. I've participated in local 
fund raisers for the Neskowin Community Association (Cottage Walk), the Neskowin Beach Golf Course 
(auction donation of Breakers End), and I buy ice cream tokens from the Village Scoop so that the kids 
of our summer guests can enjoy free ice cream. I hire wonderful neighbors who help me keep everything 

running smoothly, and my guests support all sorts of businesses along the coast during their visits. 
Hearing feedback from a handful of residents that families who own homes with STR permits shouldn't 

have an equal say in the process of updating rules & regulations that impact us all, and the notion that 
one person's voice should count more than another's voice in this process is elitist and divisive. 

In closing, the following page provides snippets of comments from my guests to give a gist of the impact 
that just one local STR and Neskowin both have on our visitors. Despite the rhetoric, I can assure you 
that the guests staying at our cottage are generally kind people who truly enjoy Neskowin. They have 
been welcomed by neighbors, invited to community activities, and patronized the golf course, the cafe, 
and the market. STRs are vital to Neskowin and the Oregon Coast. No matter the label, all of the various 

people within Neskowin are integral parts of our special community and we all have our own experiences. 
Thank you for weighing everyone's feedback when making important decisions about the future of 
Neskowin. 

Sincerely, 

Hillary Gibson 

Breakers End - Neskowin 
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GUEST BOOK ENTRIES & REVIEWS 
SNIPPETS FROM BREAKERS END 

Relaxed, invigorated, inspired, well-rested, and happy! Heaven on Earth. Deep gratitude for the beauty of the Oregon Coast. 
This cottage, the beach and all of the people that I have met during my stay here has filled my soul. Relaxing, cozy family 
weekend by the beach. Neskowin has quickly become our favorite spot on the coast. Making memories, lovely cottage, 
charming town, amazing people. Love! Forever remember. Perfect reset. Out of all of Oregon's little coastal towns, your extra 
care and touches have quickly made this our favorite. Miles of pristine forest, open vistas, and charming one-street towns that 
time has forgotten. Incredible sunsets, majestic bald eagles. Lovely town. My soul at peace. We love Neskowin. Best quick 
getaway. Wonderful family weekend. Magical weekend in a magical cottage. Granddaughters play in the creek, fly a kite, build 
castles. Playing on the beach & in the water. Loved the walks to the cafe to grab coffee and yummy take out. Escape. Relaxing 
family vacation & cannot wait to return! Wonderful weekend. Boogie boarding, climbing sand dunes, body surfing. Loved 
every detail & every minute! Thank you for entrusting the care of your home to us this weekend. Honestly, I have not slept this 
well in years. Breakers End has rejuvenated my soul & restored peace in my heart. Truly special, sanctuary, charming cottage 
by the sea, perfect weekend away. Lovely stay in Neskowin ... Our first trip to this beach and we will definitely be back. Feels 
like home (maybe even a little fancier). Thank you for sharing & bringing relaxation to our lives ... Our favorite beach stay ever! 
Everything in the house is perfect. Perfect setting. Piece of perfection. The getaway our family needed. Wonderful, 
rejuvenating stay. Savored every moment! Amazing place! I have always loved Neskowin, and this place is just one more 
reason to come back. Fantastic place! Everything was perfect. Welcoming space. Thank you so much for sharing your cozy, 
lovely cottage with us. Neskowin -A place of joy that extends back to my high school days-1976. Special memories abound. 
Thrilled to make it back for our fourth time. Our family simply adores this place & we can't thank you enough for being such 
wonderful hosts! Absolutely loved this little gem at Neskowin. Neighborhood is quaint. Enjoyed the market & ice cream bus. 
Beach is beautiful and not crowded. Everything was perfect! Location was incredible. Neskowin is a charming in special little 
town. Refreshed, inspired & happy. This cottage is small but mighty and our pups really appreciated the fenced yard. Neskowin 
is a magical place. Our family loves this cottage. Everything from the accommodations to the location to the most gracious and 
considerate hosts you will ever find-it's a rare combination that keeps us coming back year after year. To say that this home is 
not a typical vacation rental property is a huge understatement. Furnishings and decor are absolutely lovely - like walking into 
your favorite beach catalog. Instantly felt at home. Neskowin Trading Company & The Cafe on Hawk Creek became part of our 
daily routine. I was lucky enough to spend 2 months at this lovely cottage in a lovely area. Perfect from top to bottom. 
Thoughtfully remodeled & decorated. This vacation filled my soul. By far one of the loveliest vacation homes we have stayed 
at. Beautiful cottage getaway! Steps to the beach & cafe. Being able to walk to ice cream and the market was super fun. Lux 
vacation. Perfect location in Neskowin, simply delightful, wonderful and very responsive host. 1st class operation, great location, 
wonderfully furnished, great beach getaway, exceptional experience, fully equipped, wonderful beds and all amenities you will 
need. Relaxation, beautiful serenity of Neskowin beach, welcoming community, amazing ghost forest. Nice cozy spot by the 
beach. Restful & rejuvenating spring break. Beautiful, above and beyond. Countless hours playing and reading. First time in 
Neskowin & we look forward to coming back. Beach is beautiful, quiet, quick stroll from the cottage. Breathtaking sunset. Hawk 
Creek Cafe has delicious wood fired pizza, and Village Scoop was a favorite stop for treats. Quick drive to Pacific City for a hike, 
lunch at Pelican Brewery, and pastries at Stimulus Coffee. Cozy. Loved the outdoor shower. Thank you for creating this beautiful 
space. Charming old bath house, redone to the nines! Finally, a rental that has high end finishes, furnishings, great knives that 
are actually sharp! Great gourmet kitchen, private patio just steps from the beach. This is probably the nicest rental I've stayed 
in. Gem! Perfect blend of charm, beauty & comfort. There isn't a detail that hasn't been thought of for guests. Well-appointed 
kitchen, cozy sectional and fireplace, crisp white linens and towels, and floor to ceiling windows for light, sky and landscape. 
Beautiful & peaceful home away from home. A dream come true. Loved the owner's dedication to the home's history while 
breathing new life into it with modern touches and design. Pleasurable jaunt to a sweet little store that carries a nice mix of 
everything from regional wines to pancake mix. Well done restoration with high-end touches. Will be returning again and 
again. This cottage is fantastic. Glorious beach day, very close to Proposal Rock. We can hardly wait to revisit Neskowin. 
Proposal Rock is remarkable! Almost too good to be true ... almost. Charming cottage by the sea. Beach decor right out of a 
cottage-living magazine. The kitchen is upscale. High ceilings & tasteful decorating. Large outdoor patio. Stunning Oregon 
coastline is only a few steps away. Magical place. Authentic beach cottage experience. Neskowin history. Original architectural 
detail & character. A real charmer! Felt as if I were transported back in time. Meticulously updated the interior to luxury 
standards while still respecting & honoring the original architecture and floor plan of the structure. There is no detail too small 
that the home owners have neglected. Dreamily comfortable bed. Sanctuary. Soul rejuvenated & renewed. Comfort & luxury, 
wowed at every step, very nicely appointed with high end finishes throughout. Loved the fenced in patio. Beds are very 
comfortable, far beyond anything I have experienced in the past. The beach is so close. We loved the take out at the little 
restaurant that is walkable. Enjoyed coffee from the grocery store each morning. Thank you for allowing us to borrow your 
lovely home! 
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Pam Greene <pam.s.greene@gmail.com> 
Friday, February 10, 2023 4:16 PM 
Lynn Tone; absher@co.tillamook.or.us 
EXTERNAL: Comments and Suggestions on the Draft Ordinance 84 
jan_ 1 0_str _meeting_draft ordinance materials markuppdf.pdf 

[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 and Lynn Tone, 

I am fully supportive of the concepts outlined in this Draft Ordinance 84. 
Really great document- thank you for all your work in getting this written. 

Please consider my comments and suggestions {in red) to clarify and expand certain points. 

Respectfully submitted by Pam Greene, Neahkahnie resident. 
Feb 10th 2023 

1 
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Tillamook County DEPARTMENT OF COMMUNITY DEVELOPMENT 
BUILDING, Pl.ANNING & ON-SITE SANITATION SECTIONS 

, se, Trees and Ocean Bree::.e 

1510 - B Third Street 
Tillamook, Oregon 97141 

www. till amook. or. us 

I am fully supportive of the concepts outlined in this 
Draft Ordinance 84. 

MEMO 
Please consider my comments and suggestions (in 
red) to clarify and expand certain points. 

Submitted by Pam Greene, Neahkahnie resident. 
Feb 10th 2023 

Date: 
To: 
From: 
Subject: 

January 9, 2023 ~ -
Tillamook County Short-Term ft-ti:_rrprl-4dvi s y Committee 
Sarah Absher, CFM, Director ~ -
Draft Ordinance 84 Revisions 

Attached to this memorandum is an updated draft Ordinance for your review and consideration. The proposed 
language reflected in this draft Ordinance largely reflects the goals and priorities of the committee. These goals 
and priorities include ways to enhance community livability, strengthen the County ' s enforcement part of the 
program, and address public safety concerns. 

Included in the language revisions are two examples of language implementing two of the regulatory tools discussed 
la t month to address growth of short-term rental s in community. These examples are reflected in the gray-shaded 
text portions of the Ordinance draft. lt is recognized that these two regulatory tool options have not been completely 
vetted by the committee and are included to provide a comprehensive scope of what implementation of one or more 
of these regulatory tools could look like embedded in the Ordinance. 

Mr. Kearn 's and T recognize there is sti ll work to be done with this Ordinance that will be guided by committee 
feedback and recommendations that we look forward to receiving starting at tomorrow's Short-Term Rental 
Advisory Committee meeting. 

To update the committee on the regulatory tool option discussions that took place last month, I am pleased to share 
that Depa1tment staff have been working with the Tillamook County Visitor' s As ociation to better understand 
revenue and economic impacts to various programs supported by TLT revenue if one or more of the regulatory 
tools are recommended by the committee. Work is till underway . A presentation of our findings is tentatively 
scheduled for the February 2023 meeting. 
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I am fully supportive of the concepts outlined in this Draft Ordinance 84. 

Please consider my comments and suggestions (in red) to clarify and expand certain 
points. 

Submitted by Pam Greene, Neahkahnie resident. 
Feb 10th 2023 

Short-Term Rental Ordinance 

010 ..... Title 
020 .... . Purpose and Scope 
030 ..... Definitions 
040 ..... Annual Short-term Rental Registration Certificate Required, Basic Requirements for a 

Registration Certificate, No Nonconforming Use Status Conferred 
050 ..... Application and Fees . 
060 ..... Term of Annual Registration Certification and Renewal 
070 ..... Application Required and Burden for Registration'Approval and Renewal 
080 .... . Operational Requirements and Standards for Short-Tertri Rentals 
090 ..... Additional Inspections Required , · ,. · · 
100 ..... Additional Requirements and Prohibitions' 
110 ..... Implementation of this Ordinance and_-.Application to Short-Term Rentals Registered and 

Operating on the Date of its Adoption·· · 
120 ..... Violations 
130 ..... Penalties 
140 ..... Appeals of County Decisions_ Regarqing Short-Tyrm Rentals 
150 ..... Severability · · · 

.010 Title. The provisions contained in this Ordinance are intended to authorize and regulate 
the short-term rental use of residential dwelling units on all property in unincorporated 
Tillamook County and ~hall be kn~wn as the Tilla~ook County Short Term Rental Ordinance. 

A. Repeal. Tillamook County Ordinance 84, Amendment 1 (adopted April 19, 2019) 
_(Tillamook Co_llrity Short Term Rental ()rdinance) is hereby repealed in its entirety. 

... ' ' 

B. Adoption. The following sections are hereby adopted shall be entitled the "Tillamook 
County Short-Term Rental Ordinance," as set forth herein, and are collectively referred to 
as "this Ordinance." •.· · · 

.020 
A. 

Purpose and Scope. . , 
This Ordinance provides reasonable and necessary regulations for the registration of Rationale: 

• Not all visitors are short-term rental use of residential dwelling units, the purposes of which are to; renters (eg non-
Suggest,on: add . • : 
"visitors .. paying family or 

P h h 1 h l' d lf f h d l . \ ' friends) and this 1. rotect t e ea t , salety an we are o s 01t-term an ong-term rentersl\property ordinance protects 

owners, and ileighboring property owners throughout Tillamook County. their health safety 
" Suggestion: add and welfare too. 

"residents " 
2. Balance the legitimate livability concerns of residential neighbors with the rights of 

property owners to use their propert,!.,Y. ,lilll,,i11M11r..o-i"'6illll111i1Mifill 

3. unty with reasonable opportunities and a range of 
short-term rental and vaca · occupancy options. 

"as they choose" should be qualified. 
Suggestion: "as they choose from County permitted options 
for the uses of residential homes for business purposes." 
(For example it may not be permissible to run a hospice,. . 
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4. Provide long-term residential options for those people who want to live and work in 
Tillamook County. 

5. Recognize the need to limit short-term rentals within neighborhoods to ensure 
compatibility with, 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. 

6. Help maintain the County's supply of housing ayliil~J;le for long-term residential use. 

7. Protect the character of the County's estabjished•rteighborhoods by limiting the 
number, concentration, and scale of fuHstin\.e.sliort-tei;in·rentals in residential 
neighborhoods. · · ·· ·, , 

,.. / '',,, 

B. With the adoption of these regulation~;-tp.{<;;ounty finds that the trilhsJent rental of 
dwelling units has the potential to be incoII\patible wJth the residentia;fheighborhoods in 
which they are situated and tp-h,ave a damagin,g'iqipact on the livability,of'those 
neighborhoods. Therefore, §pecfal-.regulation cif;~we!Hng units used for short-term rental, 
transient or vacation occupancy,'js.rt~cessary to ens_ute. these uses will be compatible with 
surrounding residential neighbc5r~bpd~ ai'idwill not rtl<lterj~ly alter the livability of the 
neighborhoods in_,Y<hipp. they are ll)c!\ted. ·• ... • . . ',, ',,_ 

,,..;.... , ... : .... : .---.,..... \.,, .\ .,.,...· .···· .... '···-...,. --<, __ .. : 
C. A short-term;ienpi.l regis~atipn certifi~ate Is rev·ocable permission to operate a short-term 

rental, but only_as.provideq in this Ordinance. An registration certificate may be 
terminated, revoked or not reriewed if the standards of this Ordinance are not met. This " •. ' '' .,. .. ,,,, ~ ' . 

Ordinance provides t,he-adm.ini~trative fram.ework for certification and the operation of 
~hort-termrentals anci provides a Pro.pess -~Y \?hiCh owners can appeal County decisions 

'· related to short-term rentals. ·', 

D. The regulations in this Ordimuic~ are not intended to permit any violation of the 
provisioils of any otherlaw or regulation. Any exemptions allowed by this Ordinance 
shall not eJ,'empt the shdrtcterm rental from any other applicable requirement, regulation 
or ordinance adopted by'Ti!lamook 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. 

Page2 Tillamook County STR Ordinance Draft 1-9-2023 

3954 of 5195



G. Administrative Rules. The County's STR Administrator shall have the authority to 
establish administrative rules 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 rules and 
regulations shall be on file in the Office of the County Recorder and shall be posted on 
the County' s website. Any such administrative rules and regulations shall be binding 
upon any owner, operator or registrant of a short-term rental and 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:,d¢fi_iihions shall apply unless the 
context indicates otherwise. · ,.-

A. "Adoption of this Ordinance" means the da_te ~~ .which this Ordinance takes effect after 
adoption by the Board of County Commissio9-ers. 

B. "Applicant" means an owner of a dwellµig unit who applies to the Cqunty for a short-
term rental registration certificate. ' ·. / · 

C. "Authorized agent" is a propfaty m~agement company or other entity orperson who has 
been designated by the property'owrier, in writing, _to act on their behalf. The authorized 
agent may or may not be the desig~ated_representat"ivefor purposes of contact for 
complaints. 

D. "Bedroom" means a room intended aµd p~rmitted to be used for sleeping purposes 
(ORSC R202) that has all ot'the follow~ng attributes: · 

• Light, ventilation; and heating (ORSC R303. l) 
• -·A.minimum of 70.$quare feet of floor space and not less than 7 feet in any horizontal 

dimens1on .(QRSC RB04. I). If the room is intended for overnight occupancy by more 
than one perso~, it must have at least 50 square feet of floor area per person 

• · . Col).sists of four '¥alls to the ceiling, at least one of which is located along an exterior 
walf with a window 

• A niinimum ceiling'height of not less than 7 feet (ORSC R305. l) 
• An emergency escap·e and rescue opening (ORSC R310) 
• A built-in closet . ·· 
• A smoke alarm (ORSC R314.3 item 1) 
• A carbon monoxide detector (ORSC R315.3) 
• 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 
1. . b h' O d' Suggestion: add 

COffip IanCe Wlt t lS r Inance. "A// permitted rooms designated for use as, or advertised as, bedrooms must be 
recorded as such in county assessor records for that property. Changes in the 
number must be updated upon transition of use to or from bedroom usage." 

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

F . "Contact Person" means the owner or if designated on the registration application, the 
authorized agent of the owner, authorized to act for the owner of the rental. 
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the event of a 
nighttime 
earthquake 
or slide, this 
allows 
emergency 
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to know 
number of 
potential 
locations to 
search for 
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G. "County" means Tillamook County, Oregon. 

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

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

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

K. "Dwelling unit" means a lawfully established sip.gie .~nit)hat provides complete 
independent living facilities for one or more _pepple ini.:11:]d~g permanent provisions for 
living, sleeping, eating, sanitation and one.cboldilg area. ~Dwelling unit" includes a 
single-family dwelling and a factory-built otriianufactured dwelling that bears a valid 
certification of compliance with applicable manufactured dwellip.g'standards. "Dwelling 
unit" does not include a recreational vehicle or similar mobile striicnrte, or motorized 
vehicle designed and built for temporary ~aqation use:" ·• "· · 

' '-., . / ,· '~--
L. "Enforcement Officer" means tl\~Dir,ector of the.pepartment of Commu~ity 

Development, County Building Official·or their desigiiee authorized to administer and 
enforce the County's civil ordin'ap.c!'ls and permits. Officer also includes the Tillamook 
County Sheriff, iµidthe.deputies and·authorized'represeritatives of these officials. 

, ,-'' ' 

/. __ ........ '· '.... ,. /.''' ........... ,_ ··..... '" 
M. "Estate Home" means a'single-family-dwelling with five(5) or more bedrooms. 

~--,, ---,,,,_ '\ \___ .·· ·, 

N. "Good Cause" for,thepurposes of denial,.suspension, revocation, imposition of 
conditions;-renewalapcixeinstatement of a Short-Term Rental Registration Certificate, 
means (l)thie Applicant, Owner orCoritact Person has failed to comply with any of the 
teqrts, conditfons1 or pro'visions of this'Or4iilance or any relevant provision of a County 
code,.State law, or any other rule. or regulation promulgated thereunder; (2) the 
App\/cant, Owner or ~ontact Pe~on has failed to comply with any special conditions 
placed ~pon the Short-Term Rental Registration Certificate; 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 iril.Inediateneighborhood in which the Short-Term Rental is located . 

. , ' ·' . 

0. "Good Neighbor P!:)licf? means a policy furnished by the County STR Administrator that 
summarizes general rules of conduct, consideration and respect, and includes without 
limitation provisions of this Ordinance applicable to or expected of guests occupying the 
Short-Term Rental. 

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

Q. "Onsite Wastewater Division" means the Onsite Wastewater Division of the Department 
of Community Development. 
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R. "Onsite Wastewater Treatment System" means any existing treatment and dispersal 
system of residential wastewater. 

S. "Owner" means the natural person or legal entity that owns and holds legal or equitable 
title to the property. If the owner is a business entity such as a partnership, corporation, 
limited liability company, limited partnership, limited liability partnership, trust or 
similar entity, all persons who own an interest in that business shall be considered an 
owner for purposes of this Ordinance. 

T. "Registrant" means the owner of a dwelling unit who h9l4s a Short-Term Rental 
Registration Certificate. ·· 

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

V. "Road Authority" means the Tillamoo~ County Public Works Department and the 
Oregon Department of Transportationi(ODOT). · ,, 

W. "Road Right-of-Way" means a public or priyate way that is created to,t:froyide ingress or 
egress for persons to one or ,mQr~. properties. T~e-tenns ;'street", "access-~ive" and 
"highway" for the purposes ofthi~ Or~inance sliaJJ b~ synonymous with the term "road 
right-of-way". \ · ·,,, · · 

X. "Serious Fire or l,,ife Safety Risk;,_ means a'building code:or ordinance violation 
involving thosefa>nStn;lction, protec:tjon and occupancy features necessary to minimize 
danger to lif~ m fire, including smoke,. fumes or paqic; ;as well as other considerations 
that are essentia:I to. Ii e sa' . S~ggestion: add "to neighboring properties and the environment." 

' .:i · -·-.... \ . 

Y. "Sh.ort-Term RentalP or "S'.l'R..''. p:ieans the transient rental of a dwelling unit for a period 
of 30 or fewe.r'nights per calendar year but do.es not include a Hosted Homeshare, a bed 

···•ruid·breakfast enterprise, hotel, motel or·otper types of traveler's accommodations for 
which a state license ha_s beenJ~ranted under Oregon Administrative Rule, Chapter 333, 
Division 29. Short-tenn_rental'infl~des 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 WPe of "vacation occupancy" as defined in ORS 90.100. 

Z. "Short-Term Rental Registration Certificate" means the annual registration certificate 
required by Section :040, described in this Ordinance, and referred to as a "registration 
certificate." 

AA. "STR Hearings Officer" means the impartial judicial decision maker appointed by 
the Board of County Commissioners to hear and decide any alleged civil infraction under 
this ordinance and to render the County's final decision in any civil enforcement matter. 

BB. "Subject Property" means the property on which the short-term rental is located. 
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CC. "Transfer" means the addition or substitution of owners not included on the 
original registration application, whether or not there is consideration. If multiple owners 
are listed on a registration certificate, individual owners may be removed from the 
certificate without constituting a transfer. 

If the verb to rent is used to define rental it should be defined. It is important to define it as a business pursuit. 

DD. "Transient rental" means to rent a dwelling unit for compensation on a less than a 
month-to-month basis. Transient rental- A busin_ess transact'.on (or a transacti~n o~ commer~e) wh~reby there _is an 

exchange of compensation for overnight accommodations m a dwelling unit and premises 
on a less than a month-to-month basis. 

EE."Vacation Home Rental" means the transient rental of an entire dwelling unit. 

FF. "Daytime" means between the hours of 7:00 am to 19:00pm. 

GG. "Overnight" means between the hours of..Jb:9b~µi to 7:00 am the following day. 
,, ' . 

{ , ' 

.040 Annual Short-Term Rental Registrati<~n·C~rtificate R~q-qired, Basic Requirements 
for Registration, No Nonconforming Use StaJu~ <;onferred. 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 Registration Certificate. "Advertise or offer" includes through any 
media, whether written, electronic, web-based, digital, _mobile, print media or anY, other form of 
communication. 

. .... 

A. Certificate Must Be Obtained. A Short-Term Rental Registration Certificate shall be 
obtained and renewed as prescribed in this Ordinance before a dwelling unit may be 
offered, advertised or used as a short-term rental. The permission to operate a short-term 
rental in unincorporated Tillamook County that is embodied in a registration certificate 
may be revoked for failure to obtain, renew or maintain registration, to operate a short
term rental in accordance with all requirements of the registration certificate, or otherwise 
comply with the requirements of this Ordinance. It is a violation of this Ordinance to 
_op~rate a sho~-t<?rm rental without a valid registration certificate. 

B.iNo Nonconformil'!g:Status Conferred. The fact that an owner of property or other entity 
may hold a registration certificate 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-te_rm rental use, in all cases, requires a valid registration 
certificate. 

C. Cap on Number of STR Registration Certificates In £:[feet for Unincorporated 
Communities and Properties 1Flthi11 City Urban Growth Boundaries. The County has 
established a limit on the number of STR Registration Certificates that can be in effect at 
any one time for defined residential subareas within Tillamook County. If at the time of 
registration application for a new or renewed STR registration certificate, there is not room 
within the applicable subarea cap to accommodate the new or renewed STR registration 
certificate, the application will be denied, but the applicant will be placed on a waiting list 
in order of rejection/non-renewal and will be contacted by the STR Administrator as soon 
as there is room within (under) the applicable subarea cap to accommodate the 
new/renewed STR registration certificate. 

Suggestion: 
As an alternative to a waiting list, a lottery could be held for open certificates. 
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An overall STR percentage CAP must ALSO be implemented in addition to this density limitation for new STR's . 
We already have 84 STRs in tiny Neahkahnie, and a density limitation without a CAP will only create more STR's in the community, but 
won't easily reduce the overabundance we already have in some areas for 5 years. Proposed percentage cap of 10% is necessary in 
Neahkahnie) 
Any new STR's certificates should be on hold until others lapse or sunset in 5 years. 

D. De,~ Limitation on STR Registration Certiji:cates In Locations Outside Uninc017Jorated 
Comrmmity Boundaries and City Urban Growth Boundaries. The County will not issue or 
renew a STR registration certificate if, at the time of application, there is a valid and 
registered STR operating on a property within 250 feet (closest property boundary to 
closest property boundary) of the applicant's property. Any applicant for a new or renewed 
STR registration certificate that is barred due to this provision will be placed on a waiting 
list in order of rejection/non-renewal and will be contacted as soon as the property is no 
longer within 250 feet of another active STR registered property. 

Percentage CAPS could be variable based on life, health, safety, terrain, water 
.050 Application and Fees availability, fire risk, infrastructure and .other factors of given communities. 

A. The applicant or authorized agent shall provide and''certify the following information to 
be true and correct at the time of initial applic~tionand upon annual renewal of a Short-
Term Rental Registration Certificate thereafter: .. ' 

Should rentals be 
I. Owner/Applicant Information. Applicant's name, permanent r~sidence address, required to have a 

telephone number, and the short-term. rental address and telephone number. ~;~~:~e:~~;~~~:, 
Note: Many homes no longer have landline telephon'es, therefore nQ. de~icated telephone number. receiving calls? 

Page 7 

2. Representative /nformatiqn. The applicant shall provide the name,·working telephone 
number, address and email of a ~ocal representative, which can be a person or 
company - a Qualified Local Contc:1ct Person - who can be contacted concerning use 
of the property or complaints related 'to the shorHenn rental, as set forth in Section 
.070. For the purposes of this.requirement, "local" m~ans the representative's is 
within a 20-:nrinute tra.yel time of tl:ie subject property w~tre the short-term rental is 
located . . ·· · · 

3. Site plan and floor plan. The site pfan 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 bedr<;>oms in the dwelling unit or single-family dwelling. 

'•., 

4. Proof of Liability Insurance. 

5. Proof of-Garbage Se_rvi~e. 

6. Proof of A~cess. The applicant shall provide proof of an approved road approach for 
h b. · · · fr h } } d h · h l' bl Suggestion: "In addition to annual mailings, t e SU ~eCt property Om t e 0Ca roa aut Oflty, W ere app lCa e,neighboringpropertiesmustbeinformedof 

any changes to the name or contact 
/ nformation within 14 days." 

7. Notice to Neighbors. The applicant shall provide an annual mai1inwor distribute by 
hand, a flier to owners and residents of neighboring properties within 250 feet of the 
perimeter of the rental property containing the registration certificate number, the 
number of allowed bedrooms and maximum occupancy, and the name and contact Contact information 

must include a 
working telephone 
number for 

information of the owner or representative who can respond to complaints about 
operation of the short-term rental. 

receiving calls. 
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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. Transient Lodging Tax Registration. Evidence of transient lodging tax registration 
with the County for the short-term rental. 

10. Executed Indemnification and Hold Harmless Agreement. An agreement on a form 
furnished by the Department of Community Development stating that the property 
owner agrees to indemnify, save, protect, hold harmless, and defend Tillamook 
County, individually and collectively, and the Cou'rtty'.s representatives, officers, 
officials, employees, agents and volunteers frorii any' and all claims, demands, 
liabilities, or costs at any time received, in9Utt~!f;-qr'ac,crued as a result of, or arising, 
out of the Owner's actions or inaction i11 the operation, occupancy, use, and/or 
maintenance of the property. · '· 

11. Such other information as the Cou
0

nty's:STR Administrator de~ins_ reasonably 
necessary to administer this Ordinance. ·- • 

--....., ·-.... 
,/",., "·•,, '•·,,,,,.-· .,·' ' .. :. 

B. Inspections. The applicant shall spe~ifically acknowledge and grant permission for the 
County's STR Administrator tCJ pet{onn.!lll inspe6tipi19f the short-term rental. . ·, ,, . ' ' 

1. The County's_ ~-T~ Administrl!tOr ~.:iy ~90:duct a ;ite,~isit upon an application for a 
short-termfetifal_registration cerp.ficate 9rregistration'r~~ewal to confirm the number 
of bedrot;)JbS ~tated ·oJ.'! the applicafioi;1,.the number, location, availability and usability 
of off-street parking spaces, and compliance with ail-other application and operational 
requirements 9f this Or,ditjance. Th~•site visit will be coordinated with the applicant, 
conducted during the 6cmriai"business·hours, and with reasonable notice. 

2. ,The C~u~cy:'s STR Ad~i~t:at~;~!IY ~i~ii and inspect the site of a short-term rental 
lit any time during the operation oftlie·short-term rental to ensure compliance with all 
applicable regufatjcins, during normal business hours, and with reasonable notice and 
other prncedural safeguards as pecessary. Violations of this Ordinance shall be 
processe4 in accordance with Section .120. 

C. Incomplete Applicatio1/Iia short-term rental registration 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 
withdrawn and the County may refund all or a portion of the application fee. 

D. Registration Fees. The fee for application for a short-term rental registration certificate or 
registration certificate renewal shall be as established by resolution of the Board of 
Commissioners, but shall not be less than the following amounts: 
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Suggestion: add " All fees subject to change and may be adjusted annually" 

1. Application fee of not less than $400, consisting of an application fee and an 
inspection fee. 

Suggestion: change to "not less than $300 per 

2 An annual renewal fee of not less than $300. bedroom." $300 for a multi-bedroom whole house is 
' WAY too low. 

3. If the prope11y fails the initial inspection or fails the required every 3-year inspection, 
an additional follow-up inspection fee of~ 0 is required for each follow-up 
inspection. Suggestion: "Not less than" 

Suggestion: "Any 

4. After the inspection and the County's STR Admini~trator has confirmed the number ~i:t':f'::/~~ ~~~1:l!s 
of bedrooms exceeds the number indicated on the 'application, a fee of not less than or advertised as, ' 

o' · bedrooms must be 
$75 per bedroom shall be due before the County issues the short-term rental recorded as such in 

· · 'fi c h d 11" • ,•· · county assessor 
regtstratlOn Certl !Cate 10r t e We mg Uillt/ ~""7------------ recordsforthat 

property. 

.060 

5. Any alteration to an existing Short-Terfu ~ental Regi~tta,!ion_ Certificate shall be 
subject to a registration certificate alteration fee of not less .(han $50. 

'· ' 

Term of Annual Registration Certification and Renewal 

A. Term. A short-term rental registration certificite is valid for one year (1.2 months) and 
shall automatically expire if iiotrenewed on or before the anniversary date of each 
ensuing year. If the contact petson or property ownership status changes during the 12-
month registration certification period, the new·property,owner shall timely notify the 
County in writing of the change and provide all new cont~ct and tax payment 
information. . ' 

B. Transferability. The registration certificate'shall be issued in the name of the short-term 
rentaLproperty owner(s) and is transferable to another person or entity, but the new 
owners _must stil~ renew the registration certification annually and qualify according to 
the applicable standards f~r renewal. · 

.070 Application Required and Burqen for Application Approval and Registration 
Renewal . . 

Any nonconforming 
rooms must have 
sleeping furnishings 
removed before 
certificate is granted, 
and affidavit must be 
signed that room will 
NOT be used as a 
bedroom. 

A. Application Required. A_pplications for a Short-Term Rental Registration Certificate shall 
be on forms provided by the County, demonstrating the application meets the standards 
required by this Orqiriance. 

B. Burden. of Proof The applicant has the burden of proof to demonstrate compliance with 
each applicable criterion for initial approval or annual renewal of the Short-Term Rental 
Registration Certificate. The approval criteria also operate as continuing code 
compliance obligations of the owner/contact person. County staff may verify evidence 
submitted and statements made in support of an application, and the applicant shall 
cooperate fully in any such inquiries. For the initial application renewal every three years 
thereafter, the applicant must also comply with the requirements of Subsection .090. 
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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 all-weather travel surface off-street parking space shall be provided for every 
bedroom in the dwelling unit. In calculating the number of spaces required, the total 
shall be rounded up. If a garage is used to meet the parking requirement, a photo of 
the interior of the garage shall be submitted at th~ time 'of application and registration 
certificate renewal to show the garage is available and large enough for vehicle 
parking. 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 rem_ai'ns valid for the·length of time the subject 
property has a Short-Term Rental ~egistration Certificate . .. 

2. Vegetation removal in the front yard shall be the minimum necessary to create and 
maintain the required parking spaces. · ·. · 

Question: In 
determining .. 

. parking space 

3 Each parking space shall be a minimum of 8-'feet by 20-feet Parking. ~paces shall be size, should there 
· · · · · be a setback from 

oriented on the subject prop_erty in a manner that ensures maneuverability of vehicles the edge of the 

within the property boundaries_. ' . - .. road in °rder to 
maintain a safe 

. space for 

4. No more ~han one (1) vehicle per: bedroom shall be allowed for each STR. Two (2) ped~s:ian foot 

additional parking spaces may be allowed for daytime guests. On-street parking is traff,c. 
prohibited . This is especially important where on-street parking limits access of emergency responder vehicles, or 

· Wh!!re quick community egress is needed in the event of an emergency. Neahkahnie has narrow dead end 
roads, and in ~ome cases one lane roads. 

5. Aparking 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,persop. shall require al.I renters to use the off-street parking 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 t? the Tax Administrator's authority provided therein. 

F. Registration Approval and Annual Renewal Criteria. To receive approval, registration 
certificate renewal, or maintain registration certification, an applicant must demonstrate 
with a preponderance of credible relevant evidence that all of the criteria in Section .080 
are satisfied. 

G. Initial and Every Third Year Renewal Inspections. To merit approval of an initial (first 
year) Short-Term Rental Registration Certificate following adoption of this Ordinance 
and at the time of renewal request every third year thereafter, the applicant must obtain 
and provide to the County evidence of the satisfactory inspections described in Section 
.090. 
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Note: clarification needed about maximum persons and+ 2 additional minors under 12. A simplo formula and tabla should apply to all. 
2 persons (of any age) per bedroom maximum, plus an additional 2 minor children under the ago of 12 per household. 
1 bedroom= 2 persons+ up to 2 additional minor children undor the age of 12 maximum people 4 
2 bedroom = 4 persons + up to 2 additional minor children under tho age of 12 maximum people 6 
3 bedroom= 6 persons+ up to 2 additional minor children under the ago of 12, maximum people 8 
4 bedrooms= 8 persons+ up to 2 additional minor children under the age of 12, maximum people 10 
5 bedrooms "estato" = 10 persons+ up to 2 additional minor children undorthe age of 12, maximum people 12 
6 bedrooms "estate" :c 12 persons+ up to 2 additional minorchlldron under the ago of 12, maximum people 14 
7 bedrooms "estate" = 14 parsons+ up to 2 additional minor children undorthe age of 12, maximum paoplo 16 
8 + bedrooms "estate" = 14 persons+ up to 2 additional minor children under the age of 12, maximum people 16 

.080 Operational Requirements and Standards for Short-Term Rentals. To qualify to 
obtain or retain registration certification, 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 Registration Certificate. 

Note: clarification 
needed about 
these 2 
"additional 
persons". 
Suggestion it 
should read: "up 
to two (2) 
additional minor 
children, age 12 01 

under". 
Otherwise it 
sounds like this is 

Suggestion- R~write this section with a table to '!'ake it easier t? understand, it is way too complicated. allowing up to 
8 

A. Maximum ccupancy. The maximum overnight occupancy for a short-term r shall persons in a 2 br. 

be limited to wo (2) persons per edroom plus two (2) · · . or example, home and that is 

b d h . . d . . h f . (
6

) too many! Where a two- e room ort-term rent 1s penrutte a maximum overmg t occupancy o six would they all 

people. The con ct person y allow up to two (2) minor children, age 12 or under, to sleep_if not in a 

h h 1 dd. . h . b f h . permitted occupy t e s ort-te renta n a 1tlon to t e max1murn,num er o occupants ot erw1se bedroom? 

provided in this Sub ctio . The number of bedroom, l ofa short-term rental shall be 
STRs are not 

verified at the time of ~ ical inspection of the stioit-t¢tm rental and using County "Clown cars" 

Assessor and/or Depart nt Building Division,records.:~uAggeStio~: . b d b d t b ,' , • n,y con,ormmg rooms to e use as e rooms mus e 
· , recordf!d as such in county assessor records for that property. 

B. Maximum overnight ccup cy of a rental 'shall not exceed 10 (ten) persons within the 
short-term rental dw lling uni and up/ o t~o (2) minors aged twelve (12) and under. 

C. The owner of an' state Home" s all be exempt from_ subsection (B)bf this section to 
allow for up to o (2) additional b drooms with no-more than two (2) persons for each 
additional bed oom. Exemption: spal allow for, a in~imum overnight occupancy of 
fourteen ( 14) ersons. The ~opt~c! J>er, n may allo~ -µp to two (2) minor children, age 
12 or under to occupy the shoit:-terrn r~n in addition to the maximum number of 
occupants therwise provided in··this Subs , . ti.on.: 

V ,. 
~ 

D. The maximurn-c'laytime occupancy for' any_shorHei:rnreptal ·shall be limited to the 
overnight maximum occupancy plus si?C.(6) additional p~ople. For example, a two
bedroom dwelling unit is pertjtltted a rriaxiqmm daytime occupancy of twelve (12) 
people. •. : · ·, 

E . .. Off-street Par~ing Space$ 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_ 1f. on-street parking is otherwise available. The 
property owner of the 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 satisfy this requirement. Where registration certification 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 Registration Certificate. 

F. Noise. Any radio receiver, musical instrument, phonograph, loudspeaker, sound 
amplifier, or any machine or device for the producing or reproducing of any sound shall 
be conducted within a fully enclosed short-term rental dwelling unit and shall not be 
audible beyond the property lines of the subject property where the short-term rental is 
located. (Thank you for including this, it is a very important operational 
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standard and has been implemented in other communities in 
their STR regulations) 
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Suggestion: 
"The 
contractual 
alternate 
parking spaces 
may not be 
designated as 
primary or 
alternate 
parking spaces 
for another 
rental, and 
must be 
available solely 
for the use of 
the 
contractually 
designated 
STR. " 
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Note: If .080 F. is an operational requirement, then 
------ G. dos not need to include amplified music. 

G. Quiet Hours. The hours of 10:00p.m. to 7:00a.m. are quiet hours, and there shall be no 
amplified music and no loud singing, talking or other audible noise during quiet hours 
that can be heard beyond the property boundaries of the short-term rental property. 

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 µs~ 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. 

Suggestion: 
.· ··... .. "Any 

I. No unpennitted improvements or bedrooms .. All electrical>structural, plumbing, venting, conforming 

h . l d h . d .. . d .. h . al hall b f 11 rooms found to mec amca an ot er improvements ma _<; to a reg1stere s prt,-term rent s e u y be used as, or 

permitted and all work completed by ~.licensed and duly qualified contactor, Any advertised as, 

sleeping area used as a bedroom shall b.e in. spected and permitted in accordance with the bedrooms mu
st 

• . be recorded as 
provisions of this Ordinance. Areas not approved for use as a bedroom shall be locked such in county 

and secured as deemed appropriate by the ST;R Adnuni~trator, and shall not utilized as ~:;;;;;;
0

r that 

part of the short-term rental . • Suspe11d the certificate'u[ltil non:compliant fixes are made is another option. property. Any 
nonconforming 

J. Contact Information. Each regis;arit shall provide the name and contact information of a ~:~;i~ ::::, be 

contact person that will be available to 6e-contacted about use of the short-term rental steef!in~ 
. • . . · ., · · furn,shmgs. 

durmg and after, busmess hours and. on weekends (24 hours a ~ay, 7 days a week). The 
contact pers(?n shall respond/answer i_mme,diately toa phone call complaint about 
operation ofthe short-term rental and must be able to arrive on site at the short-term 
rental within 20-\llinutes i.f a phone calfis not sufficient to remedy all alleged operational 
probl_ems. The registrant may change the c;ontact person from time to time during the 
terrh of registration certification, but only oy revising the registration information with 

. the Countyatl~ast 14 days prior to the !)hange's effective date, except when the failure to 
do so is beyond th~ registrant's control. Failure to maintain current and correct contact 
information for the cont1;1.ct 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 20 minutes of being summoned shall be a violation of this Ordinance. ---

And providing written notice of changes within 14 days to neighboring property owners/residents. 

K. Fire and Life Safety. Acompleted checklist for fire safety (fire extinguishers, smoke 
alarms, carbon monox'id~ detectors, etc.) shall be required with each annual short-term 
rental registration application and renewal. The contact' person shall be responsible for 
completing the fire safety checklist and ensuring continued compliance. The County 
shall verify the information required prior to issuance of a Short-Term Rental 
Registration Certificate 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. 

Page 12 Tillamook County STR Ordinance Draft 1-9-2023 

Suggestion: 3964 of 5195



2. All electrical outlets and light switches shall have face plates. 

3. The electrical panel shall have all circuits labeled. --
The panel shall be in a location accessible to the rental occupants. 

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

5. Every bedroom shall have a smoke detector that is interconnected with a smoke 
detector in an adjacent hallway, common area, or in the immediate area of bedroom. 
Additionally, an interconnected smoke detector shall be placed on each additional 
floor and basement without a sleeping area. Int~rco1:mected may be via hardwiring or 
battery-operated wireless interconnectable smol(e. d~tectors . 

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

7. All fireplaces, fireplace inserts, and other fuel burning heat sources shall be properly 
installed and vented. Add:_ All outdoor fire pits must meet r(_Jgulatory standards for setbac~ from struct~res _and 

Posted 0 V v~get~t1on. An extmgws~mg water source (or gas shut-o'ffl,':1ust be x distance. Durmg times of 
instructions and ins ected to meet code. high ftre._danger, no outdoor fires are allowed. , 

for calling 8. Alf interior and exterior stairw_. ay. s.· with 4 or·more steps and that are attached to the"'- Proposed: All 
emergency . ... -~ . · . . outdoor wood 
responde ' structure, shall be eqmppeq with a. hand nul. burning fire pits 
evacuation · • · . ·. · should be 
procedures in . . . •. . • ' . • • prohibited in 
the event of 9. All mtenor and. ex~enor guardrads, such as deck raihq.gs, shall be able to withstand a areas of steep 

earthquakes, 200 pound_ impact force. . . slopes and where 
tsunamis, and emergency 
beach fire evacuation of 

safety 10. Exterior lighting shall be directed ina downward direction to prevent glare onto persons is 
'd 1· restricted such as 

gw e mes are adJ. acent pro'pert1· es. 
also needed. by dead-end or 

narrow 1 lane 
roads. 

L. Emergency Escape and.Rescue Openings for bedrooms: 
1. . For all d welUrig unit~ 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 in:c:hes above the floor. Openings shall open directly into a 
public way or to a yard or court that opens to a public way. Minimum net clear 
opening at grade floor openings shall be 5 square feet and 5.7 square feet at upper 
floors. Minimum net clear height is 24 inches and net clear width is 20 inches. 

2. For all dwelling units constructed prior to the adoption of this Ordinance, every 
sleeping area shall have at least one operable emergency escape and rescue opening 
that has been inspected and approved by the Tillamook County Building Official 
pursuant to the currently-adopted Oregon Residential Specialty Code. 

M. 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 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 
covered garbage containers that can be secured in compliance with franchise 
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requirements. 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. Mandatory Postings. The Short-Term Rental Registration Certificate 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 and at the 
property's boundary at the front of the dwelling unit where it is visible and readable by 
anyone in the road right-of-way. Additionally, the ow°:_er_shall post a placard inside the 
short-term rental dwelling unit at the front door and <;:>ti'tside the unit at the property line 
where it can easily be read by people in the road rjghH?f~way that contains the following 
information: ·· 

1. The registration number that confirms. the _certificate is is.sued by Tillamook County, 
with the date of expiration. · 

2. The name of the property owner and the contact p~rson and a telepqone number 
where the contact person may be contacted in case ,of any problems at, or complaints 
about, the short-term ren_taI;· ·· ' 

" .. . 

3. The number of approved ci~imurri'parking spaces and their location(s); 
., ' ~. -~ 

·.,_ ... . ·,, . 

4. The number ofbedr9oms and 111-aximum·occupancy permitted for the short-term 
rental; . ,, ·· 

5 . Any require~ information .and conditions specific t~ the Short-Term Rental 
Registration Certificate; '-· ... · 

6; · Day of week of trash pickup; · , 

7. , The property ad~ess. 

0 . No recreational vehicle, travel trail~r, or tent or other temporary shelter shalJ be used as 
or in conjunction with a short-term rental. No occupancy of a parked vehicle, including 
recreational vehicles is permitted in conjunction with a short-term rental. 

P. 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. 

Q. Good Neighbor Policy and Guidelines. The property owner and contact person shall 
acknowledge the County's Good Neighbor Policy, shall post them in every short-term 
rental, and provide copies to all short-term rental renters: 

Page 14 

This example of a Good Neighbor Policy is much too 
Good Neighbor Policy: vagu~ly and delicately written._ It does not adequate/~ 

h1gh/1ght the r,sks to community safety or repercussions 
of non-compliance. 

Commitment to Community: We share our Expectations of Conduct with guests 
in multiple ways: on our website, at time of booking, and upon arrival. These are 
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enforceable standards required by the local jurisdiction. We think it's good 
information for residents, too! Here are a few examples: 

- Please respect personal property boundary lines, do not trespass or let pets wander beyond rental premises. 

• Neighbors & Noise - The neighborhood general quiet hours are from 10 pm to 
7 am. No music shall be audible beyond the property boundaries at any time. 

• Parking - Parked vehicles may not block driveways or emergency vehicle 
access lanes; Obstructed access means delays, and delays could cost someone's 
life. Park smart. 

• 
• 

Speed Limits - Be mindful of posted speed limits. If you're not sure, slow down . 
Garbage - All garbage will be put in the provided secure containers and will be 
picked up by a local franchised hauler at least once a week. Did you know it is 
a crime to put garbage into a can that is not for your home? 

Maximum speed in 
residential 
neighborhoods is 20 
mph unless posted. 

• RVs - Occupied trailers and tents are not at_l_ owed 011 the premises at any time . Pet waste spreads 

disease. • Pets - Leash your pet unless you are in a clearly defined off leash area. Also, (Flies carry germs to . 

picnics, kids play ..... ___ clean up after them. "It's your duty_tdpick up your pet''S was,te!" 
During times of high fire 
danger, no outdoor fires 
are allowed check •·---for 
local postings . 

barefoot on the beach.) 

Fires - Fires are only allowed in. designated areas and should never be left • 
unattended. ·· 

Never burn plastics 
indoors or outdoors, they 

· . · release toxic chemicals 

• F~reworks - T~e Stat.e Fir~ Ma_rshall says, "K~er_· .i~ legal and ke~p it safe!\ during combuSti0 n. 

All ( Fireworks are 1Hegal lil residential areas an~ prohibited on all of our ,beaches.:-Jrhese 2 statements are 

• Drones - Be mindful of Where you are flying arufrespectf.ul of private property co'!tradictory. What is this 
· · ·. . · , ' ·, pomt trying to say? Are 

and wildlife. It is illegal to ffy drones· near- federally protected species. ~ Do not fly over legallsaf'; fire~orks_ 
Posted instructions for 
calling emergency 
responders, evacuation 
procedures in the event 
of earthquakes, 
tsunamis, and beach fire 
safety guidelines are 

, · '. allowed m res1dent1al 
• Extras during COVID - We ask our guests: "In the last 14 days has anyone in area~ornot?fle~se 

. . · , ' rewr,te. Mention Illegal 

Your party: l.) Been tested for COVID 2) Tested positive for COVID and 3) ~,e~o,ksareneve,a11owed 
, · · ' , · · ' m Tillamook county. 

Exhibited symptoms of COVID?" We encourage social distancing and offer 
Co tactless ·h· k-· & · ·heck-out ~ -Perhaps this sh_ould be rewritten to be more inclusive of other diseases 

n , C ec In · C . · (example: measles; polio, TB, etc.) Suggestion: "2)Tested positive for any also needed. 

-- potentially life threatening contagous diseases such as COVID, ... " 

.090 Additional Inspe~tions .Required. To merit approval of an initial (first year) Short-
Term Rentar.Regis'tration Certificate follqwing 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 ma:ybe required to obtain the inspection and report: 

A. Inspection Required. The owner of.the short-term rental dwelling unit shall obtain an 
inspecti9n ~y the local building inspector to inspect the dwelling unit and determine that 
the dwelling unit meets current requirements of the International Building Code, 
including compliance v.iith 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 unperµutted improvements, modifications or additions to the dwelling unit. 
The inspection and certification shall include compliance with electrical, structural, and 
ventilation requirements. A Short-Term Rental Registration Certificate 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 TiUamook County Department of Community 
Development for a re-inspection. The re-inspection fee adopted in the Community 
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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 
registration application shall be invalidated, and the property owner must reapply and pay 
the requisite application and inspection fees. Question- Does this mean they go onto the waiting list to obtain a permit? What 

happens if during this time other nearby $TR rentals are approved and then the 
pending STR is within the 250 foot distance? 

C. On-site Septic System Inspection. Unless the dwelling unit is served by a public or 
community sanitary sewer system, the existing on-site wastewater treatment system 
(system) must be capable of handling the wastewater flows expected to be generated 
based on the allowed number· of bedrooms in the dwelling unit and the maximum number 
of occupants. 

1. The property owner shall obtain an Authorization Notice (AN) from the Department 
Onsite Wastewater Division. Included in the auth()rization must be information to 
allow a calculation of the number of allowed bedrooms based on the capacity of the 
septic system. Final determination oftbe capacity and su,itability of the septic system 
shall be made by the Onsite Envirorimenfal Program Manager (~r their designee) and 
will share the determination with the County STR Administrator. An 
ESER (Existing System Evaluation Report) meeµlig these sta~dards and conducted 
within 3 years of the date,of the registration applkation or renewahnay be submitted 
to fulfill this requirement~ ·. 

2. If the Onsite Environmental·Progtam Ma1.1ager identifies any deficiencies in the 
system, the pr()_perty owner shall cure/correct the deficiencies within 60 days of the 
date of the ,_ESEg.__or w~~hin the specifieq,timeframe for cpmpletion of the reinspection 
as specif1ed i_n subsection B abov~, whi'chever occurs first. Registration certification 
shall not be issued or renewed under this section until after repairs are made and 
approved by the <:;ounti. If the owner fails to cure the deficiencies within the time 

_ required, registration ce~ifisation, _shall he revoked. 

3. The initial AN or ESER ·for an exfsting short-term rental is required in accordance 
with a phasing plan adopted by the County, but no later than December 31, 
2023. After an initial AN or ESER is obtained, the property owner shall thereafter be 
required to conduc't periodic maintenance of the system, undertaken by a DEQ 
authorized contractor, which at a minimum shall include inspection of the system 
(and as needed, puII}.ping or repairs) prior to renewal of the Short-Term Rental 
Registration Certificate. The Onsite Wastewater Division is the delegated authority 
to adopt 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 the Unincorporated Tillamook County. 
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A. Advertising and Registration Number. The property owner or contact person shall put the 
annual registration number on all advertisements for the specific property wherever it is 
advertised for rent 

B. Complaints. 

1. Response to Complaints. The contact person shall respond to neighborhood 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 noi~e, disturbances, engage in 
disorderly conduct, or violate the provisions of Jc,cal ordinances or any state law. 

2. STR Hotline. The contact person shall respo!lcfbytelephone within twenty (20) 
minutes to complaints from or through the'i:Iotline and·shall respond in-person within 
thirty (30) minutes to any additional or succe'ssive complains regarding the condition, 
operation, or conduct of occupants of the short-term rental. U:.nresolved complaints 
shall result in an immediate violation of this Ordinance. . 

3. Record of Response. The property o;rier or contac't person shall maintain a record of 
complaints and the action's' taken in response tc;' the ·complaint, if relev;ant, in an 
electronic or written mariner deemed reasonable to document the interaction. This ' . ·.. . ' ' " 
record shall be made available}Or:County inspection upon request to investigate all 
complaints. ' · ' - ' · ' · 

C. Inspection. Upon applic;ation for a Sh~rf-T~rin Reqt~ Registration Certificate, all short
term rentals ~~all be subJe9tto inspectipn by the County _STR Administrator for 
compliance withthis section. ; 

1. . The· County' s STR Admirtistr;ator 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 applicatiq_n and the number, location and availability 
and usability of pff-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: 

l. Events. Examples of events include, bnt are oot litlli.ted to, organizatiooa! meetings, 
company i:eti:eats, werJciiRg cei:emoniei., i:eheai:i.al dinnern, f.amily i:eunions, 
aiui.iversary or birthday parties etc. Events where an approved Temporary Use Permit 

The prohibition of these events as written is onerous. As long as the STR does not exceed maximum daily and nightly occupancy, 
or violate any of the previously noted noise provisions, (example no amplified sound beyond property boundaries) 
all of the above should be allowed. Events larger than the allowed minimum, or requiring amplification should require temporary permits 
on a case by case basis depending on property size, and possibly limited to 2-3 per year. 
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No longterm rentals shall be sublet and turned into de facto short term rentals by tennants or property managers or owners. 

has been issued by the Department of Community Development are exempt from this 
prohibition. 

2. Unattended barking dogs. 

3. Activities that exceed noise limitations contained in this Ordinance . 

. 110 Implementation of this Ordinance and Application to Short-Term Rentals 
Registered and Certified on the Date of its Adoption. All new/initial Short-Term Rental 
Registration Certificates 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, registered and 
operating on the date of adoption of this Ordinance (Lawful Pre-,Existing Short-Term Rentals). 

A. Lawful Pre-existing Short-Term Rentals. Tc{qualify as a La,wfql Pre-Existing Short-Term 
Rental, the property owner must be abl,e fo demonstrate the fo!Jowing with credible 
evidence to the satisfaction of the County's STR Administrator: 

1. The short-term rental operator had a County-issued registration certificate during the 
12 months preceding adoption _of this Ordinance. 

2. Proof the short-term rental has. been rented during the 12 months preceding adoption 
of this Ordinance for a verifj.able number of nights. 

3. The short-term rental owner p~d the County' s Transient Room Tax during the 12 
months preceding adoption of this Ordinc!nce for a verifiable number of nights. 

4. The short-tin;n rental owner paid the Co'unty's Short-Te-rm Rental Operator License 
Fee during the 12 months preceding adoption of this Ordinance. 

B. Defe1Ted Compliance with Some STR Ret[uirementsfor Renewal <f Lau:ful Pre-existing 
STR.v. L.awful Pre-existing ,STRs, as defined_ in this section, shall be subject to and 
comply with al1_ of the operational requirements 111 this Ordinance except for the 
following: · 

1. New application or :renewal precluded due to the subarea. Cap. The subarea caps 
limitation in Sectio;l .040(C) shall not apply to the first 5 regislrntion renewals for 
Lawful Pre-Existing STR following adoption of this Ordinance. Registrants must still 
renew their registration annually but will not be denied due to the subarea cap during 
the first 5 renew.als. Thereafter, all applicants for a new or renewed STR registration 
shall be subject to the applicable subarea cap. 

2. New application or renewal precluded due to 250Joot density lhn.it. The 250-foot 
minimum .separation density requirement in Section .040(D) shall not app.ly to the 
first 5 registration renewals for a Lawful Pre-Existing STR following adoption of this 
Ordinance. Registrants must still renew their registration annually but wi ll not be 
denied due to there being an active registered STR property within 250 feet the 
applicant's property. Thereafter, all applicants for a new or renewed STR registralion 
shall be subject to the applicable 250-foot minimum separation distance between 
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reo-istered STRs. Suggestion: If within 5 years (5 registration renewa~s)_ there is a tra~sfer of ~roperty_ ownership of a 
0 short-term rental that does not meet the 250-foot minimum separation density reqwrement , the 

registration certificate shall NOT be transferable to another person or entity, but the new owners may 
apply to be put on the waiting list for a permit in the event of an STR opening within the 250-foot 
minimum separation. 

Tillamook County STR Ordinance Draft 1-9-2023 
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year period. 
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C. Compensation/or Reasonable Investment in a Dwelling Unit as a Short-Term Rental. 
When the operation of a short-term rental must be curtailed or eliminated as a result of 
this Ordinance. 

1. The 5-year deferred compliance (amortization period) provided for in this section for 
Lawful Pre-existing Short-Term Rentals shall be deemed just compensation for any 
reasonable investment that the property owners may have made in the dwelling unit 
for its use as a short-term rental that cannot otherwise be recouped, through use of the 
dwelling unit for long-term residential tenancy. In the event that an owner deems the 
amortization period provided for herein to be insufficient compensation to recoup his 
or her reasonable investment in the property's actual use as a lawful short-term rental 
(i.e., hosted homeshare or vacation home rental) or imposition of these regulations 
results in a demonstrable reduction in the property's fair market value, such a 
property owner shall apply for additional compensation from the Gounty pursuant to . 
th• f All business and investme!'t ventures are subject to loss· on the mvestml!ht. Return on investment 

lS sec ion. and/or profits should not be not guaranteed. Business investment losses may be deducted on 
Federal taxes. ·. · 

2. To seek additional compensation, the property owner shall submit a written claim for 
additional compensation with the County's STR Administrator within 90 days after 
the adoption of this Ordinance. In such claim, the property owner shall provide 
documentation of the owner's reasonable investments in the property exclusively for 

By the same token, it 
could be argued, non 
STR residents are 
due compensation 
for the degradation of 
community and 
ensuing emotional 
distress caused by 
transient rental 
turnover in STRS. 
Their health (sleep) 
and safety are 
degraded by noise, 
nuisance and 
ensuing emotional 
dis tress. 

its use as a transient rental that exceed the value that can be recouped from continued 
transient rental use of the property for the amortization period and which cannot be 
put to any other economically viable use of the property. The property owner's 
burden of proof requires credible evidence that this Ordinance caused a reduction in 
fair market value of the property as a lawful short-term transient rental as compared 
to use of the property for long-term tenancy that cannot be recouped by the 
amortization period provided in this section. For purposes of this section, "credible 
evidence" means a professional real estate appraisal of the property's value with and 
without the regulations in this Ordinance, less the rental value derived from the 5-year 
amortization period for herein. If the property owner is able to demonstrate that 
application of this Ordinance resulted in a loss in property value that cannot be 
recouped through the amortization period provided for herein, the County STR 
Administrator may provide additional compensation in a form and amount of the 
Administrator's choosing based upon the evidence. 
All business and investment ventures are subject to loss on the investment. Return on investment and/or profits 
should not be not guaranteed. Business investment losses may be deducted on Federal taxes. 

3. The property own~r may appeal any such final determination pursuant to Section 
.140 . 

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

A. The discovery of material misstat~ments or providing of false information in the 
application or renewal process for a Short-term Rental Registration Certificate. 
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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 
Registration Certificate 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 Registration Certificate . 

. 130 Penalties. Xx 

A. In addition to the fines and revocation procedur~·de:s¢til:!ed in this Ordinance, any person 
or property owner who uses, or allows the us_e ~f. ofadvertis,es, the property in violation 
of this Ordinance is subject to the enforcementauthority of..tneSTR Administrator . 

. ,' :· ·-..., "-

B. Each 24-hour period in which a dwellihg unit is used, or advertis~d,.in violation of this 
Ordinance or any other requirement or prphi~ition of the Tillamook County Code shall be 
considered a separate occurrence and separate'viola):i6n for calculation. of the following 

'\ '-...., ,' .- . ' . fmes: /····-...... ',. v' 

'-. 

I. The first occurrence of o~~-o~:.rno~e·vjolation(s)~illincur a warning with no 
monetary penalty. · ' ,, ••.,. '.. '-. 

2. A second 9cf~rrenqe'of one or rn,ore vi9l~tlon(~)'withirt·a 12-month period is subject 
to a fine iP to $250 per v4olation.'\ \ • .. ··· ·· • .. · . , · ; 

., ·. ', ', . ' 

3. A third occurrence anqial(subsequerit.oc¢urrences ofviolation(s) within a 12-month 
.· period shall be \mbjec{ t9 a fj,ne ·up to $500 per violation. 

,' . ·-. .. .,.__ ·. ·. ·• 

C. ;evoc~ti;~ &'Suf pe~ion.,The foll~~in;~c,tions are grounds for immediate revocation or 
suspension of a ShortsTerm ·R,ental Registration Certificate and cessation of use of the 
dwelling unit for short-term tenancy: 

. ', 

1. Failure to renew a Short-Term Rental Registration Certificate as required by Section 
.060 while continuing to operate a short-term rental. 

2. Receipt by the County of 3 or more unresolved complaints about the short-term rental 
within a 12-month period alleging violations of the requirements of this Ordinance. 

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

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 certificate. 
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5. Upon an emergency suspension or revocation of a Short-Term Rental Registration 
Certificate 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 
Registration Certificate 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 ownet)nay appeal the STR 
Administrator's decision under the procedures in _Section .140. 

·' 
. .. ' . 

. 140 Appeals of County Decisions Regarding iShort-Terin :Rimtals. Any decision by the 
County approving, denying or revoking a Short-'.re'tm Rental Regist,ratipn Certificate may be 
challenged, if at all, only pursuant to this section. Jhis includes a deci~ion by the County's STR 
Administrator made pursuant to Section . I 10 'regarding a Lawful Pre-Existing Short-Term 

' " . Rental. ···.. . . . . ·'°' 
A. Filing Requirements -Notic,(The property owp.et or.authorized agent.may appeal a 

decision to approve, renew, deny,Qr!eyoke a Sh6rtsTerm Rental Registration Certificate, 
including any decision related t9 aLawfuLPre-ExistingShort-Term Rentals under 
Section .110. ·•. · ' ·.. ' 

,,··'" ',, ·~ \' ,.: ·-.. ····• .. ,. . 

B. Authority to IJ(ic/qeAppea/. The STR Hearings Of:ti:cer shall be responsible for deciding 
all appeals uh!lerihis Ordinance. • \ · ··· · · • 

·., '· .. ',"' .., . ·.'. '." 

C. Time for Filing. Aproperty owner or authorized agent shall file a written notice of 
appeii(iric1uding a written c'lescripti:on of the legal basis for the appeal, no later than 14 
chle,;idar days.<1fter th~registratiori application/registration renewal or other 

'-.,4etermination bei!lg appealed·was issued,•·· This requirement is jurisdictional, and late 
filings shall not be accepted:·, · 

""-., '··. ·, . ..., 
D. Fee for.~,}1peal. The CciQnty shal!'establish by resolution a fee for filing an appeal under 

this section: payment ofwhich shall be a jurisdictional requirement. 

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

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

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

H. Standard of Review and Decision. The STR Hearings Officer shall determine whether the 
County's decision was based on a preponderance of the evidence or the correct 
interpretation of the 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 Registration 
Certificate, the Hearings Officer shall order the prop~rty owner to discontinue operation 
of the dwelling unit as a short-term rental immediittely. if the Hearings Officer reverses a 
decision to revoke the Short-Term Rental Registration, Ce!ilificate, operation of the short
term rental may continue under the Short-Term-Rental R~gistration Certificate. 

.... . ', "" ,.· _' ,, ·-, 
I. Finality. The STR Hearings Officer's decision shall be final on the date the decision is 

mailed to the appellant. The STR Hearing{ Officer's decision isthe-~ounty's final 
decision on the matter and is appealable ol!-1y J:iy writ pfreview to T4~~ook County 
Circuit Court. '··, ·- . _______ ./ ,. 

/" ' 
\ ··-, ........ ,, 

.150 Severability. If any section, s4bse.1:tion_or provisio~ o( this Ordinance is declared by a 
court of competent jurisdiction to be unfawful, preempted 6r,unenforceable , that declaration 
shall not affect the validity and enforcea.bility cihhe·remaining,~ictjons. . \ ' '•,, ·._ ·, 

' ,, .. 
',,_ 
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 

Attachments: 

Pam Greene <pam.s.greene@gmail.com> 
Friday, February 10, 2023 5:19 PM 
absher@co.tillamook.or.us; Lynn Tone 
EXTERNAL: National League of Cities: Analysis of 60 short-term rental ordinances from 
across the United States 
National League of Cities Short-Term-Rental-Regulations.pdf 

[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 Director Absher, 

I am sending this document as a supplement to review to help all stakeholders understand the need for, and to enable the 
fine-tuning of the drafting of Short-Term Rental Regulations. Although Tillamook is a county, and not a city, this document 
covers relevant issues raised by the proliferation of STRs. These issues can be addressed with fair, balanced regulations 
benefitting all, and it shows compromise is needed. 

A quick online search shows cities and counties across the nation are now grappling with how to regulate Short-Term 
Rentals. Tillamook is not alone, unique or the first, but we should ot be the last to enact meaningful regulation. 

Respectfully submitted, 

Pam Greene 

Neahkahnie resident 

Short-Term Rental Regulations: A Guide for Local Governments. Based on an analysis of 60 short-term rental ordinances, 
this action guide lays out a detailed overview of best practices for cities to develop and pass short-term rental regulations 
in their communities. 

https://www.nlc.org/resource/short-term-rental-regulations-a-guide-for-local-governments/ 

1 
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Foreword 

I 
N RECENT YEARS, short-term rentals have increased 1n c1tres. towns 

and villages across the United States As a result of this growth local 

leaders have had to grapole with competing benefits and challenges -

rn particular how to ensure a healthy stock of affordable housing and how 

to support local tounsm and econom,c development opportunities One of 

!he too pnont1es for city leaders today 1s to ensure that residents and 

v1s1tors to their commun1t1es have access to safe affordable lodging 

These competing pr1ont1es make oassmg regulations difficult which 1s 

why ,ts not surprising that shorHerm rentals have become a common 

topic of d1scuss1on among our members i!lt tne Notional League of C1t1es 

(NLC) Members faced with these challenges often ask us What tools are 

ava1latxe to assist me with regulating short-term rentals 1n my community?~ 

This oers1stent auestion led NLC to research short-term rental regulations 

rn c1t1es across the country and ultimately produce Short-Term Rental 

Regulations A Guide for Local Governments Based on an analysis of 

60 short-term rental ordinances. this action Qu1de lays out a detailed 

overview of best practices for c1t1es to develop and pass short-term rental 

regulations m their communities 

While no two munic1oaht1es face the same opoortumt1es and challenges 

when 1t comes to regulating short-term rentals. this research provides 

insight into how to chart a oath forward successfully This guide 

recommends local leaders create and enforce firm and fair re9utat1ons 

by focusing on clear policy obJeCt1ves, centering racial eauity as a 

critical component 1n their planning and actively engai;ilng with relevant 

stakeholders throughout the process 

4 

Short-term rentals can ooen a swath of oooortumty tor homeowners looking 

to make add1t,onal dollars, while also providing economic development 

oooortumt1es in neighborhoods that may not generally see high levels of 
tourism By bringing community and tndustry leaders together, local leaders 

can create oollc1es that work for both - and maximize the potential value of 

short-term renta ls fo, hosts guests and neighbors alike. all while orotect1ng 

the affordability of neighborhoods 

White short-term rentals are a prom,nent issue today this Challenge 1s not 

a new one for local leaders There are often d1ff1eult1es that come w ith 
max1m1ZtnQ economic growth while protecting community interests Mayors 

counc1lmembe1s and other local elected otf1c1als are well·eauioped to help 

bnng stakeho!ders together to understand and navigate potential trade-offs 

Loca1 leaders have an tncredibty important role to play m capitalizing on the 

benefits of short-term rentals and m,n1m1z,ng ootentlal negative impacts I 

hope this resource will help yovr community make decisions about short-term 

rentals that are best for your residents 

Clare nce E. Anthony 

CEO AND EXECUTIVE DIRECTOR 

Natt0nal League of C1t1es 
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Introduction 

T
HE RAPID GROWTH of short-term rentals m c1t1es, towns and villages 

across the U.S has caused much controversy From contentious City 

Hal! meetings where residents advocate for more stringent or more 

relaxed revulat1ons to leng thy and expensive legal battles between c1t1es and 

short-term rental platforms cities can get caught 111 t he cross-hairs of a 

comohcated policy ,ssue Short-term rentals present no shortage of 

challenges for local leaders. as they can affect housmg availability and 

affordab1l1ty. local tourism and economic development neighborhood 

wellbeing, and health and safety However many cities have learned 

important lessons 1n navigating these complex issues and offer some best 

practices for others to learn from 

Regulation of shorHerm rentals has proven to be an important ancf effective 

tool 1n making short·term rentals work for all oarts of the community 

Regulations that define what shor t-term rentals are and have aporopnate 

mechanisms 1n place should 1ntervent1on be necessary have helped city 

leaders steer t he conversation toward solutions and meeting communit y 

needs The puroose of regulating short-terrn rentals is not to be overty 

punitive or to oroh1b1t them. but to put safeguards and appropriate 

enforcement mechanisms in otace for when problems anse 

This Action Guide will not settle debates ubout the specific impacts of short

term rentals on each community Instead, 1t aims to eou10 local leaders with 

appropriate 1nformat1on and tools to adopt or amend ordinances that serve 

t heir community best oohc1es that are eou1table that protect municipal 

interest s such as health and safety and housing atfordab1l!ty, that preserve 

the res1dentral ouahty of neighborhoods and t hat enable responsible and 

eligible residents to earn some add1t1onal income 
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What Can Communities Regulate? 

Regulations vary depending on the needs of the locahty 1ssu1ng them In a community where 

vacant properties are a problem. regulations might focus on upkeep and oversight In a 

community vvhere housing stock 1s scarce, regulations might be put in place to l1m1t the 

number of prooert1es lost to res1denual rentals 

Generally however. regulations include some comb1nat1on of the following orov1s1ons 

PROVISIONS DETAILS 

LOCATION 
ANO USE 

TIMING 

MANNER 
OF RENTAL 

G•ographlc llmlts: C1t1es c<!l"I decide to limit the ava1lab1lit} of STRs in spec1hc 
areas ot c1t1es such as particular res1dent1al areas or neighborhoods v,1th 
soec1f1c h1stonc character 

Commercla l- resldentla l distinctions: C1t1es can establish d,tfcrenl rules for 
properties 1n residential and commercu~I areJs to account for ltie difforent 
mterests of commun1t1es m each ol these arear. 

Primary resld • nce requlremenh: Cities can re,;iu1rc that the STR 1s occup1eo 
by the host tor most or the year. and/or that the rental rs m or part otthe 
owner's primary residence 

Day llmlt1: C1be:; can mclude provisions capping the number of days oer year 
that hosts can rent theff STR 

Regl1t ratlon and llcenslng: C1t1es ca,, reou1re hosts to ret11ster their 
properties with the city and can reQu1re rental ~atforms (e.9 A,rbnb. \l'rbo 
etc) to ensure that prooorltes lrsted on th01r sites are Proper ly reg;stere,j 

Taxes: Cities can rt-auire th!lt hosts pay transient occupancy taxes which are 
taxes on what guests pay tor temcor:,r y lodging m tne city and are usually 
collected and rem11ted by hotels motels and s,mdur busmosses Ctt1es can 
also work with S TR platforms and other third-party providers to m1rnm1ze the 
burden of tax rem1t1ance 

Occu pancy llm ll 1: C1l1t>s can limit the r,umber of guests per stay usually by 

ostabl1Sh1ng a gut>st.s-per-bedroom or per-property c:ip 

Health and safety regulations: C111os can reou1re STRs to have f1ra 53fety 
eou1pment and carbon moncxld& detectors display emergency mformlllion 
for guests adopt mea5ures to ma1nt.11n a sarntar, r0S1denc1.> and adept plans 
for emergencies among other requirements 

No ise and ev• nt regulatlon1: Cities can restm:t the use ot STRs for large 
gatherings and events and they may e:<pbc1tly require that guests comply w1lh 
ei,;1st1n1,1 noise trash and ~rkmg ordmance:; 
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The Issue 
ShorHerm rentals are not a new conceot Comoan1es hke Vrbo. HomeAway 

Couc hsur f1ng and CraIgslrst have offered consurners short-term rental 

o ptrons since the late 1990s w ithout much controversy 1 The meteo ric growth 

of the short-term rental industry 1n the 2010S changed that Compames hke 

Airbnb Vrbo HomeAway and FllpKey Qrew 1n ooDUlanty while consumer 

aooetIte for more original authentic and focal expenences u"1creased. driving 

demand higher 

As short-term rentals become more accessible to both hosts anc, users use 

skyrocketed over a short penod But the meteoric success of short-term 

rental platforms has not been welcomed unreservedly Common complaint s 

are that short-term rentals can d rive uo local rents l1m1t the avaIlab1hty o f 

lono-term residential rentals at tract an influx of tourists and create excessive 

noise 1 

Local leaders attempting to chart the pathway forward for short-term rentals 

In their communities must respond to many competing interests. making 

passing regulations and balancmg those interests d ifficult Some of these 

issues that must be considered include 

Housing 
The research 1s d 1vIded on wtiether shorMerm rentals contribute to the 

housing crisis Regardless of whether the exact impact on the housrng market 

is measurable, it is undeniable that many cItres In the US tace a housing 

crIsIs - due to a shortage of affordable housing, steady decline m federal 

investment in low-1ncorne housing wage growth stagnation etc - and that 

short-term rentals may contnbute to housing unaffordab1hty and 

unavailability 

Tourism 
Short-term rentals outside of the typical tourism areas in cities can be a boon 

to local economies soreading dollars across the cities in ways that tradft1onal 

lodging accommodat,ons do not On the other hand. cIt,es with high tounsm 

rates face a greater share ot the negative Imoact s of short-term rentals in 
communities In h1gh-tounsm communities large numbers ot whole home 

rentals can attect neighborhood cohesion. as they may stand empty for 

weeks at a time or exoenence high turnover m guests 

Preemption 
Preemptive state laws can l1mrt cItIes ability to regulate short-term rentals 

The Irnoacts of preemot Ive laws can range from a complete inability to 

regulate to restnctIons on the kinds of regulations that can be imposed 

Public Health and Safety 
Poorly revulated and unsupervised short-term rentals can threaten the safety 

of neighborhoods for residents and guests alike Party houses have become a 

significant point of contention m some communitms Guests may ignore or be 

unaware of noise trash and oarkIng ordmances 

For mynad reasons - both w ithm and outside of city control - cities may find 

1t difficult to enforce the regulations they do have Some ordinances are 

d ifficult for hosts and residents to understand and difficult for t he city to 

enforce b-ecause they are over!y complicated or poorly publ1c1zed In other 

,nstances c1ttes may have no systematic way to ldent1ry hosts who are not m 

comolIance or to keep track of what prooertIes are be109 used for shorHerm 

rentals and when Understanding the most common bamers to effective 

regulation - unclea, rules and lack of data - 1s key to making sound policy 

choK:es Dcso1te the IIm1tat1ons and challenges that city leaders face local 

leaders can pass regulations that effectively balance competing interests ht 

community needs. and most cnt,cally are enforceable 

/ .• " .,\1 • A , I 11 
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Recommendations: 
Short-Term Rental 
Regulations 

!t,1· ,\,·11 1, l,urk ;,ill Ii• IJ•I•_,, .ii I,, 1·l, 1·, t-.r. -ii .j, 

t!1•' t,r, .,, , , ,t • I, ,·1, 1 <1t1'l ,l · I,· -rl t• 1 rrn 1•'11l,11 -1,111, in,,, 

I,, •. 1, !, ·,.I•". 11 ,t , 11\ ,, , ,1n1 ,!, ", u ,d 11 t. · 1,111. ~.-., !11, 

! ! 1, - t1•II• ,·•. 11 ,, 1 ,,-, , 111111,·r ,, I ,t 1•·,r,, ,r, .. 1 111, -r,u , . . r 

I' -,11, J•(1f1· IJ<i•·· !ll•I (1,,,-. j l'f,}, 11,' !11 11 ,·f!1,•·, 

.h ,,ii,!, •/•l1r, • t1,··r1,, t d>l1-.l1111·_l ,.f •q-d i ! 1t1· l 

tt1,:11·· 1•11.111,,r,, !,_,-;,.,j.·,111, ,,·_1t,l1111I• 

·f,.-111,r1;1r,11l 1l,,r,!111,r1·,·-. 11,,_1,, .. 11,1,· 

-. ti, .. , ur,!r, 

THE NATIONAL LEAGUE of Cities analyzed 60 short-term rental 

ordinances to inform this report across 30 1nd1cators. including the fegat 

defin1t1on of shorMerm rentals. regulations and enforcement At least 

one city. town or village was selected In each state 1ulth two c1t1es . towns or 

v1lla;ies selected for the top ten states by popula tion (Cahforrna. Texas. Florida 

New York Pennsylvania llhno,s . Ohio Georgia. North Carolina and M1ch1gan) to 

ensure that a diversity of local context was represented 1n the analysis 

The recommendation sections {Understand the Landscape, Develop and Pass 

Regulations. Enforcement and Rev1s1t and Adapt) are meant to bu•ld off each 

other and should therefore be executed 1n chronological order They are 

detailed In the section below 

UNDERSTAND 
THE LANDSCAPE 

DEVELOP 
AND PASS 
REGULATI ONS 

ENFORCEMENT 

REVISIT 
AND ADAPT 

• Gather Data 

• Engage a Dr-,erse Group of Stal<eholders 

• ldont1fy Policy Goal(S) 

• Apply a Racial Equity Lens 

• Pas~ Aogulat1ons Early 

• Craft Simple Rogulat1ons 

• Institute a Permit Requ1rnment 

• Determine Fines and Fees 

• Estabhsh a Clear Taxing Model 

• Negot1at11 on Agreement 
with Platforms 

• Dedicate Rasourc:es to Enforcement 

• En:surE! Extensive Commumc~t1on .!!ind Mark~t1ng 

• Move R<l!i)1strl'lt1on .!Ind Adm1nistrat1on Systems Online 

• Estilblish a J:cedback Loop 
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UNDERSTAND THE LANDSCAPE 

Before passing regulations. understand the local short-term rental landscape This 

should involve extensive mformat1on gathering and thorough engagement with 

relevant stakeholders Be mindful of what issues are associated with short-term 

rentals m your community to determine the goals your policy should meet 

GATHER DATA 
While anecdotes are powerful , they arc not a proxy for actual data to 
estimate the number and location of short-term rentals operating In a 

community. In some cases data may be available through third-party platforms 

such as Inside Airbnb or A1rDNA Knowing aoorox1mately how many units may be 

on the marl<et ,s cnt,cal to understanding the scope of the issue 

@ KEY DATA POINTS INCLUDE: 

How many shcrt•term rentals ara operating 1n your community? 

What 1s tt,e breok.down between hosted room rentals vs whole home rentals? 

Wher1:1 are, snOft•term rentals cperet1ng 11'1 you, commun ty" 

What neighborhoods ar"e mo!.t affect9d? 

What ls the overage dally poce of short•term renl i!!lls vs hotels? 

What 1s the occupancy rate of $hort-term ron1a1s vs hotel,? 

How much revenue arn !ihort•term rental ptoperties genernt1ng \ 'S hotel~ 

Add1t1onal data sources that can help supplement short-term rental-spec1f1c 

data to develop a comprehensive picture of the local landscaoe can mclude 

tounsm housing and complaint data Connect with local tourism boards to gather 

Information such as how much money visitors are spending, where v1s1tors are 

spending thelf money where they are staying_ where they are soendmg their 

time and how long they are staying Leverage data sources such as the Amencan 

Community Survey to understand the breakdown 1n renter vs homeownership 

rates vacancy rates and demograoh1c mformat10n m different neighborhoods 

to contextualize shorMerm rentals 1n the broader housing landscape Records 

ot noise and nuisance complamts (e o . through 311 calls or s1m1lar complaint or 

service reQuest software) can also help cities understand where these complaints 

are filed and what they are 

ENGAGE A DIVERSE GROUP OF STAKEHOLDERS 
Engage a network of stakeholders , Including but not limited 
to tenants, landlords/ homeowners, hotel and motel Industry representatives , 
neighborhood organizations, housing advocates, tourism agencies and 

short-term renta l p latforms. This mix will look different for each city but 

1dent1fy1niJ relevant stakeholders will be key to understanding the challenges and 

opoortuntties each city faces 

Hold virtual or 1n•oerson town hall meetings drop m on various group mee11ngs 

(e .g landlord assoc1at1ons property owner groups neighborhood associations 

etc ) and sohc1t comments from members of the oubhc to gauge the oercept1ons 

of short-term rentals directly from community members Cities can. for examole 

work with neighborhood assoc1at1ons to map areas esoec1ally stramed by short· 

term ,entals or tourism Residents have the closest ear to the ground City leaders 

shouJd leverage this knowledge to their advantage 

Cities have a lot to gain by partnering with platforms but the relat1onsh1p-bu1td1ng 

process can be contentious at times These relationships are more likely to be 

00s1t1ve when cities come to the discussion table w ith a clear goal in mind ijnd 

communicate 1t wit h the platforms 

@ POTENTIAL STAKEHOLDERS INCLUDE: 

Mote! and lodge un,on 

Hot~s or hl'.)t81 ur,,on 

or Jt!tsoet&t+on 

Realtor groups 
or as sociat1on1 

R<>st~urant assodat1cos 

City Council 

Local planNnv g1oups 
and 01gani:.otions 

Ex1st1og short -t¥ m rental 
operetors 

Pfa:forms <• g Airbnb. 
Exred1a etc , 

N&1gt\?>orhood 
assooatlcns 

Housing advocat•> 

Tourism -,gancio~ 

,\ I I 15 

3983 of 5195



CITY SPOTLIGHT: 

FAYETTEVILLE, AR 

In 2018, the City of Fayettev1lle~s Sustainability Department worked with the 

Univor$1ty of Arkansas' Public Pol1Cy Department to explore short-term rentt1ls 

The students leveraged data .sources such as AirDNA to gather the follown"IQ 

1nformat1on 

Actlve rentals 

Average booked properties 

Occupancy rate 

Average booking rete per night 

Average Alrbnb pnvate room price (Fayetteville) 

Average hotel room price (Fayetteville) 

Average Airbnb private room price (Downtown Fayottcv1Ue) 

Average hotel room price (Downtown Fayettev,lle)1 

Based on this Information. the students generated maps of shorHerm rental 

'°<:at1ons 1n the Fayettevtlle area noting a large concentretion of Alrt>nb rentals 1n 
the downtown area This analysis was presented to city staff and elected off1c~ls 

In December 2018 to inform their d1scuss1on on shorMerm rentals in Fayettevllle 

CITY SPOTLIGHT: 

SAN DIEGO, CA 

Whlle drafting its shorMerm rental ordinance. the City o( San Diego engaged a wide 

variety of stakeholders Including 

Unite Here, a union for moteVlodges 

Ne1ghborh00d groups 

Hotel stakeholders, 1ncludfng the 
hoteVmotel association 

Realtor groups and associations 

The restaurant association 

C1tyCouncll 

Local planning boards and 
organizations 

Pre-existing STR operotors 

Expedia Group and A1rbnb 

A staff member from the San Diego City Council conducted meetings with the 

stakeholders The meetu,g format and length varied The city representative 

sometimes met stakeholders individually or invited them to speak at public meetings 

Those interested ln enoaoing longer-term were 1nv1ted to a permanent stakeholder 

g roup The stakeholder group continues to provide input on shorMerm rental 

regulation Implementation 

Comprom1se was evcritually reached most notably In the form or a memorandum of 

unde,standmg (MOU) between Unite Here and Expedia Group Through the MOU 

these two ma,or stakeholders with different persoect1ves agreed to partner to help 

regulate the short•term rental market The MOU also lald the foundat,on for the 

,eoulat1on.s that the city woutd push forward when engaging with other stakeholder 

groups Following this engagement process, the ordinance was oresented to the 

oubhc, Ptannmg Commission. mayor and Coastal Commission The city found that 

puttmg the time In to bu11d relationships and establish trust between the municlpatity 

and short-term rental platforms was essentla! to the ordmance·s success Further. 

going Into the process with a clear goal. while being mindful of what compromises 

could be made allowed the city to achieve buy-in from a diversity of stakeholders 
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IDENTIFY POLICY GOAL(S) 

Develop a clear and concise pollcy goal for the short-term rental ordinance, 

driven by the city's overarching goals and community Input. Re...,1ew strategic 
city plans (e g comprehensive housing plans. 5- and 10-year city v1s1ons , master 

plans) and identify too city priorities that may dovetai l with priont1es for short

term rentals For example a city n,ay have a broader goal to advance housing 

affordability and may choose to focus on preserving the stock of affordable 

housing as a policy goal Or a city may have the broader goal to attract more 

tounsm and choose to focus its regulations on enabling shorMerm rentals with 

appropriate guardrails in place as the tourism industry continues to grow 

C1t1es should be intentional about setting a goal or priority before drafting 

regulations Without a clear ·end goal c1t1es can oass regulations that may 

not align with community pnont1es and do not have effective mechanisms to 

accomplish them By dec1d1ng on a policy and community goal. c1t1es can craft 

a simpler and more targeted ordinance 

Common goals bas.ed on NLC's analysts of 60 cit ies include 

• Pre\'€1nt tho loss of • Suppo<t tounsm 
rental housings.tock. in a balanced way 

• Pri.>serve the 
resident1at quality 
of neighborhoods 

• Allc,o.v economic 
gain for residents 

• Ensure health and 
safoty for guests 
and reStdents 

• GaptUI'(, 
ta,: revonuo 

@ KEY CONSIDERATION 

• Combat 
displacement 

• Balance the neoos 
ancf rights of property 
o•.-n1e,s and neighbors 

• Slow or prevent thl' 
overgr0\'Vlh of STRs 

Balance comp&t1no etpactations By then ntitur.- :m::irt •term rental~ cari blil a 
contentious ,ssue \\1th strongly v;i,sted interests on all sides Eech staMeholdor 
WIii h~ve to mnke conceHtons lrom their m,1on of ideal r•gulat1ons $0 helping 
th~ cornmun11y and STA Pl.!l tforrns 1.mcserst and that compromise ,s needed 1s 
cntlcal to S&tli ng ,c,c,hsuc e)(pectations Ho111og a clear policy goal wHI also help 
coal ts.co :.ta keholder$ orauncl the c1t~ ·s bro.eder vision &nd help 1ust1f<y policy 
Ct'\OIC&S 

CITY SPOTLIGHT: 

CHARLESTON, SC 

The City of Charleston began regulating short-term rentals in 2012, when 1t 

adopted regulations that allowed commercially zoned properties to be rented 

as short-term rentals In the Cannonborough Elllotborough neighborhood The 

goal of the regulation was to bring reinvestment into vacant. abandoned and 

distressed properties In the ne1ghborhood In subsequent years. the dty saw an 

Increase In the number of short-term rental units In Cannonborough 

Elliotborouoh and throughout Charleston With a growmg number of shorHerm 

rentillS and an incoming mayor interested In rev1slt1ng short-term rental 

regulatJons . the pollcy moved to the forefront of Charieston·s agenda again. 

In 2016, the mayor and City Council began the process of updatmg shorHerm 

rental rcgulatlons by appointing a committee of local citizens to study and 

provide recommendations on short-term rentals The committee included 

residents, representatives of the city's preservation and historical societies and 

tourism Interests Over Ome, a consensus was bu1\t around the goal to preserve 

the historic nature or downtown Charleston and allow short-term rentals to 

contribute to the local toudsm economy, but only In such a way that did not 

alter the character of the city and negatively affect residents' quality ot hfe 

Based on this consensus, the city developed a category-based short-term 

rental permitting system that reautres most short-term rentals to be owner· 

occuoled, and details adchtlonal requirements for properties located m 

downtown Charleston or in properties llsted with the National Register of 

Historic Places. 
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DEVELOP AND PASS REGULATIONS 

As the shorHerm rental industry continues to mature. 1t has become clear that 

complex regulations are not only cumbersome for hosts and resrdents ot the 

city but ¥e also unenforceable Pohcies with c lear goals fair 1mplementat1on 

and mechanisms for enforcement w ill MID everyone 

APPLY A RACIAL EQUITY LENS 

One of the most commonly cited benefits of shorHerm rental5 1s that they 

allow hosts to generate extra income from exist ing asset s While this may 

be true hosting 1s most commonly e,va1tab~ to those who own a home 

Homeownership 1s msoparable from race and mequahty 1n America According 

to the latest estimates from the U S Census Bureau the homeownership gap 
between W hite and Black households was 30 percent 10 2020 • According to 

NLC's ordinance analysis, only 38 percent of c1t1es surveyed soec1flcatly allowed 

tenants to host a short-term rental Even then c1t1es that do explicitly state that 

tenants are allo~d to host reQu1re them to acouire written consent from the,r 

landlords or a have a rental contract that allows them to sublet their umt 

Tenants face a high barrier to host even m the m1nonty of c1t1es that allow 

them to 

The ablllty or short•term rentals to democratize the tourism Industry Is 

overstated when a majority or Black, Indigenous and People of Color (BIPOC) 

do not have access to homeownership. Gtvcn the divide in homeownership 

1n America the d irect economic benefit of short-term rent als may exacerbate 

ex1st1ng 1neQualtty There 1s also evidence that hosts may discnmmate based on 

race and ethn1c1ty A 2017 study of A1rbnb data found that· apphcat1ons from 

guests with d 1stinct1vely African-American names are 16 percent less likely to 

be accepted relative to identical guests with d1stinct1ve1y White names ·•, A1rbnb 

has since made moves to fight bias and d1scnm1nation, mclud1ng changing 

when guest pictures are shown to a host in the booking orocess < The city of 

Columbus OH passed a d 1scnminatton clause in it s ordtnance stipulating that 

a host shall not decline a ootent,al guest impose different terms or cond,t,ons 

or discourage or +ndicate a preference for or against a guest based on race 

gender sexual orientation. gender identity or expression co1or rell91on ancestry 

national origin. age, d isability. tamll1al status or military status ' 

20 

38% 
Of Cltt(IS 

surveyi'd 
spoc1f1Ca11y 
allowfK'.:I 
tenllnts 10 

host a short• 
term ront&I 

KEY CONSIDERATION 

RKognr.:e the rc!c th, 1 shOrMQ-rm rffit <)iS Pia)' 1n exacerbat ing hou'.lng 
un.offord110ihty Consider ded1catIng some po1tion o f S'TR pi-rm1t or t alC 

r,)ler,U(' to w.1rds 11ffordab1e hous,ng funds or hOm v-cw.nershlp C-pPOrtumt•fl!, o r 

earm11rl..1ng g;,n•r61 fuM dol1ar:. tOI' s1m.i1ar pt.:>grams Oculder. CO Stii>U!at&s In 
it s 0<d nance that alter admm•$ltat1on expi;mses afe met any add,t1onat f1.1nds 
snail bo plated in the cit y's affo1ctabu• hous,ng fund 

PASS REGULATIONS EARLY 

The shorHerm rental industry 1s rapidly growing. Given the complexity of the 

policy and regulat ory space, be proactiv e and establlsh regulations b • tore 

short-term rentals have a negative Impact on th• community. Establishing 

regulations gives cit ies tho power to ,ntervene when necessary It 1s much easier 

to limit the spread of short-term rentals before they have proliferated than •t 1s to 

retroactively remove them from the market Establishing reg:ulat1ons also becomes 

increasingly controversial as more stakeholdefS have a vested 1nte fest 1n seeing 

them rna1nta1ned Even cihes that have not yet faced the negative 1moacts o f 

short-term rentals should pass regulations to regulate the STR market before they 

proliferate 

KEY CONSIDERATION 

A common hYrdtCI that c1l 1i s f&ce ,s what to do with pro•t11ustmg 5.hort•term 
ronlals once., ne w ordlnan:::v Is p11ssed In 58 percent of l hi! cities reviewed,., 
the> NLC ordinanc• ;,nalyi!s e>t1es req~rod e~1shng hosts to comofy with 
r,agu1auons or apply for a pqrmit or !tC~nse C1t1es must c.ommun•~te M<ly and 
clearly With 8'(JSl!Og hosts about the.,, r•spons1bilit1es undet a n~ Vly P6ssQd Of 

r(l~1wo ordlnanc.o to "1"" them l ime to meet new re9u!ations 

CRAFT SIMPLE REGULATIONS 

Craft s1mole ordinances that are clear about 0011cy goals This will better eau10 

leaders to engage 1n conversation w ith platforms. residents property owne,·s and 

other stakeholders invested ,n the ordinance outcome Below 1s a list of common 

goals found 1n the ordinance analysis and key ordmance elements to achieve 

those goa ls 
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Policy Levers to Pull to Achieve Common Policy Goals 

POLICY GOAL POLICY LEVERS 

PREY ENT THE LOH 
OF RENTAL HOUSING 
Pr,avent long-term rental 
properties from being 
convened to short-term 
rentals 

SLOW OR PREVENT THE 
OVERGROWTH OF STAS 
Prevent res1dent1.-il 
neighborhoods from bemo 
·overtaken· by gues1s 
to the detrimental of the 
ne19hborhood and res1dent1al 
reel cl a neighborhood 

COMBAT DISPLACEMENT 
The presence of st'iort-terrn 
rentals can bt' particularly 
contentious 1n certain 
neighborhoods {e o. 
neighborhoods that are 
(')('perlenclng d1solacement) 

PRESERVE THE 
RESIDENTIAL QUALITY 
OF HEIGHIIORHOODS 
l1m1t orcblem properties 
such ar. party houses or 
houses 1mth complaints 

BALANCE THE NEEDS 
AND RIGHTS OF PROPERTY 
OWNERS AND NEIGHBORS 
While lawful hosts have the 
right to rent their procert1es 
out they should not Infringe 
on the rights of neighbors 
Ennble hosts to rent out thtm 
homes while also ensunng 
th.lt residents know where 
and how to file a complaint 

Adopt a permit reQu1rement and institute a host residency requ1remo-nt 
which should prevent homeowners from renting oropertles solel~• as 
short-term rentals and prevent properties from being purchased !or the 
sole purpose of operating as short-to rm rentals 

Adopt a permit requirement ond set a spec1f,c quota (number or 
percentage) on the numMr of short-term rental permits that w1U be 
d1slt'lbuted ma partw:uJar geograohlc area te.g neighborhood census 
tract ZIP code etc> 

Adopt a permit re<:iutrement a!"ld set a Quota on the number or short· 
term rentals tf'lat are allowed to opera1e ma soec1f1c zoning district or 
neighborhood particularly areas or tt,n city that are al rl~k of. or are 
currently experiencing displacement pressure Bewore that !-UCh quotas 
can hmit elf1stmg lol'~•mcome homeowners ab1hty to earn revenues from 
their homes Therefore consider how to eou1tably distribute permits 

Consider ded1catJng some re\'enue gener-,ted from permit fees or t;)xes 
to affordable housmg or home-ownership orograms Exolic1t!y restnct 
affordable hous1n~ units from being rente.::I out as 
shOrt- term rentals 

Adopt a permu requtrement and include a limit to the number of people 
that can stay in a short-term renlul This limit can be tied to the number 
o f bedrooms 1n a shorl-lerm rental, or a total cap on the number tha.t can 
stay in an}• type of property A. common t1mlt that cities institute 1s two 
adults per bedroom 

Reau1re that short-term rental hosts provide their guest's with a Good 
Neighbor Guido~ that surnmames all ordmancos that guests are required 
lo comply with durmg their stay {e ',J, noise, trash pa1king etc ) 

Set restrictions on the number or percentage o f short-term rentals that 
are allowed 10 operate 1n a particular ne1ghbcrhood (or other ge09raoh1c 
areas sv,:h as census tract. ZIP code, etc) 

Adopt a permit reQuirement and establish a process for re'llok1ng perrruts 
from proo•rtits 1n violation. such as a "three strikes• rule If thro £> veri fi ed 
complalnis are filed w,th1n a certain t,me, the c11y can re'oloke a hosts 
oermft 

Establish a 24/7 hotline that residents can phone to report 
non-emergencies without calling the local police departm~nt or taw 
enforcement ReQu1re short-term rental permit hosts to hst o local 
contact whO can be reached should an issue ar"lse' 

POLICY GOAL POLICY LEVERS 

ENSURE HEALTH 
AND SAFETY OF 
GUESTS AND RESIDENTS 
Ensure the safety of guests 
and n1s1den1s. Including 
minimizing pubhc safety 
nsks and n01se and trash 
complaints 

CAPTURING 
TAX REVENUE 
Ensure thoil revenue 
1s being collec ted 

SUPPORT TOURISM 
IN A BALANCED WAY 
Tourism 1s a key component 
to many local economies and 
shOrt-term rentals can play 
a rote •n fac1htatmg tourism 
v:1thout impacting residents 
1f do11e ,n a balanced way 

ALLOW FOR ECONOMIC 
GAIN FOR RESIDENTS 
Short-term rentals can 
SUPPOtt wealth build10lj,) 
for community members, 
althoulj,)h city leaders must 
pay attention to who 1s 
ehg1b1e to host 

Adopt a permit requirement that requires each listing to include a local 
contact who can be reached at any time Use this emergency contact 
1f a coms:ilalnt Is hied Sttpulate that If the registered contact 1s not 
responstve the nost 's permit risks bemg terminated 

ln~tltute a permanent res1deJ'lcy requtramenl City leaders rePort that 
most complaints come from non-owner-occupied units Hosts may be 
more invested 1n thelr property if they, too can 1t home 

ReaU1re that short•tNm rental hosts provide the;r guests with o ·GoO<I 
No1ohbor Guide" that summarizes all ordinances th11t guests are re<:1u1red 
to comply with during their stay (e o , noise, trash, parking etc.) 

Requ1te an 1nspect1on or, 1r the city c.a.nnot carry out inspections. 
stipulate that the city has the right to inspect a property shOuld suff1c1ent 
suspicion arise thnt th e property 1s not uo to code 

1nst1tutt a orocess tor revoking oerm1ts from properties 1n v1olatton. such 
as. a " three stnkes" rule . If three ve rified complaints are flied w1th1n a 
certain time the city can revoke a host's permit 

Adopt a permit req\Jirement that will make It easier to 1dent1fy whether 
hosts are complying a!"ld Paying the aporoonate taxes Use permit and 
tax revenue to either hire additional staff or., third-party provider to help 
monitor ccmplmnce 

Reach an agreement with platforms that reauires them to automatically 
collect and remit taxes b&ek to the city Be wary of tM transparency 
of the ta~ remittance process and ensure that the city's enforcement 
powers are not stifled 

Adopt a ~rm1t reQu1rement and set an annual permit reapphcat1ori Make 
clear that applications can be denied 1f regul<1t1ons change Adopting a 
formal ~rm1t reciu1rement w,11 not deter hosts from 0art1c1patlng. so long 
as the perm,tttn{) process 1s not overly cumbersome Ensure the oerm1t 
lees are reasonuble and t,ed 10 the cost or adm1n1stenno tM permit 
program 

Adopt a oormit reciu1remenl The permit system should be simple and 
easy to na"1gatc oar11cularly If the clly is trying to encourage more 
J)ermanent residents 10 host on a part-time bas,s If the adm1n1stratl•1e 
burden ts too high few will be willing to put 1n the effort 
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INSTITUTE A PERMIT REQUIREMENT 

Enforceable short-term rental ordinances require owners who want to host short• 

term rentals to acquire a oerm1t before renting In general a oerm1t requirement 

allows local governments to create and maintain a database of units and 

contact information for properties that are operating as short-term rentals The 
Information provided In an appllcatlon Is key to enforcing the ordi nance , 
allowlng the city to have a point of contact to check In with when a proporty 

Is not In compllancc.1<l Without Information on who 1s ooeratmg short-term 

rentals , c1t1es are effectively rendered helpless 1n enforcing their regulations 

Having an active d,;1tabase of shorHerm rentals 1n operation Is key to movmg from 

a reactive to a oroact1ve approach to enforcement 

To ensure that hosts are acqui ring permits, the city must have a mechanism 

to check to onsure compllance. Some c1t1es . like San Francisco. have negotiated 

agreements with platforms that require the platform to put a permit number on 

the host hstmg 1• In other cases. cities have hired th11d-oarty platforms to aid their 

enforcement efforts The City of Nashville. TN uses Granlcus·s Host Comollence, 

a shorHerm rental compliance monitonng platform. to support enforcement 

efforts According to Nash1J1lle officials the Code Department was strui;ighng to 

enforce its regulations when they were relying on a complamt~based process The 

City was manually identifying STR addresses With more than 60 active rental 

websites and private addresses and contact Information. 1t oroved to be too 

herculean an effort to mainta1n Host Compl1ance·s onhne portal enables the city 

to 1dent1fy illegal operators before there ,s a complaint moving from reactive to 

proactive enforcement Since implementing Host Comohance Nashville has more 

than doubled •ts como11ance rate to 91 percent 11 

® I KEY CONSIDERATION 

24 

V/fthout a cl&llf and strHmt1ned api,J1c:atlen or licensing process appru:.!!lt1on5 
ma~ backlo~ This leods to an onnllDPY al'ld d1stru~tfu1 commuMy and may 
encourog~ Illegal rentals to operate while they 8re 10 thE! prcc.ess of bolng 
cons1do1ed fOf a pormtt 11' some casE"s, operators 1'1111 purpc,!.el)• ftrld 
continuously h1'1 tor P,!'rmlts and ooeratt1 while und•r considc,rat.Jcn 

Ahv3ys tie the permlt to the per.sen not the parcel This will allow for natural 

attnuon 0\Qr time (e g sorn.;onosens their home and the riew owner mu~t 
reappl; for o 'Short•t~"' rental ~rm,.t} 

DETERMINE FINES AND FEES 

Many c1t1es adopt fine structures to incent1v1ze cornpl1ance by short·term rental 

hosts According to NLC's analysis. fines range from $200 a day to $2.000 per 

v101at1on which may escalate each day Beyond deciding the fine structure. 

c1t1es must have adequate staff and resources to identify hosts who are not 1n 

cornoltance and communicate to hosts how to stay in comohance and avoid 

violations 

Fines should be proportionate to or more t han the economic gai ns 
t hat pot ential violators can reallzo from breaking the rul es, and should 
escalate for repeat vlolators , Including the threat of revocation of a permit 

or llconse. Host Compliance offers the following fines and fees schedule for 

c1t1es to consider 

Example Fine Schedule 

1' 2- • ] •~ 4 ... 
v1olntlon vlol11 110n v10l1111on 111olllt1on 

i=me for advertls1n,g a property $200 $400 $650 Upon the fourth or subsequent 
for short-term rent (Online or per day per day oerday v1o!at1on many twenty-
offhne) without first havlnlil four month penod . tha loc.al 
obtained a permit or complying lj!Overnment may suspend 
with local l1st1ng requirements or revoke any permit The 

susJ>Ens1on or re11ocnt1on c<1n 
Fme for v1olatln9 any other $250 $500 $750 be ;,ippealei;t 
requ1remer'\ls of the local per day per day porday 
oovernmonrs short-term rental 
regulation 

Notos: 
-, .\• , l'.'<!•'<-r> fc,..rvJ t , b& ;,, \ •~ ~:.•,r-,. ! tr i ,a..,1u:1t,or, ,r,11 _,v,• ~•~• bf,:,,;..,, L• / ~ l.!IN .:ir.ic,cl!l"'G"\.1Qer.; , l'~•~II bft., •.:kroa 1<.o 

•& • t .,~., ttie 1,,c.111oovern""cr..\ ,.-.c1-,•flt)I' pa,t,:·i,at ">Q ,aw,,'11., •t(.,.e"I og.:i-x1n •~.o, 11.1 ,r:-,,i;t ;i,1 .a c.·:~• 01y ,.1 t,,a,_k 
,,. 1 !)•~S ,l!">C1 rorr,t gj ,N,.,_111,, ol::u, 'leO •r>Qr• hH'T\ •ont.1• •cv,,.r- , e p,,,u,.a, I ti,'I IO>;.I! Q ·<i ••.,,~ro: 

I': .... • .t.p~ .:l '·rlt' w,~ t 11 •:it 14'.l : ,ne,,e)( 111';"" U\fl Oll9 er, .,.I",,; I\ I,.,. ,,,.,, Of!Clf"'" .::l·J .. IN! C'6YIIC• .. t 1r.e !(X.111 0()/t•n.....iro: W'l· I 
!1"3.J·~'.tl'l~/tr""' 

' ' " ' t,..,l;~"':'lPC.1...J11,;11,1 u u,·)f-~1~•~~111,1,,. "· &dd.l•~n t ' ar10.-..:.r,,. 1,u,,:,1 a/.,t,.'1411 re~a. 1-!i'"·~~• ~,,.,.,.,..., ~,c .. ,-1 
..,t, .,. f!'.J; ~ c,,ri·Je'l by lt,s 1,_,.;111 -_. ,.,,,,~,.. '" ,.,,;10,ou iJT"f ~.<,,,1t.;,"1<.'t c,tt "' fl1Ji>h rou,u,,..._ t 

Sourco Hosr Compfl:,nce 

25 

3988 of 5195



"' Ill_ 
111 : 

CITY SPOTLIGHT: 

LAKE PLACID, NY 

The Village o r Lake Placid collaborated with its Justice court to define a 

short- term rental fine structure based on other successful cases Lake 

PfacId's short-term rental fines range from $350 to $1,000 for t he fast 

vIolatlon clus the costs that the village has incurred for enforcement {e.g. 

staff time and attorney feos) Each week that the v1olet1on is not remed ied' 

constltllles a separate offense. The second violation that occufs w1th1n five 

years w11t Incur a f ine of between $1,000 and $3,000 Short-term rental 
V10latrons can be appealed within 30 days to the Joint Town of North Elba/ 

Village of Lake Placid Short-Term Rental Appeals Board by either the short· 

term rental property owner or the complainant II In most cases, hosts do 

not 1n tent1onaUy violate regulat1ons. and d isputes are often settled w1thout 

the host mcurnng a fine 

ESTABLISH A CLEAR TAXING MODEL 

Be mindful that there are mult ip le ways to capture revenue !n most 

cases the owner/ host 1s re sponsible tor remitting taxes back to the 

cit)' however severa l cItIes are trymg to rnove the co11ec tIo n burden 

from hosts to the platforms According to NLC's analysis 82 percent 

of surveyed cit 1es reauire the host to remit taxes d irectly to the cit y 

while Iust 5 percent reouire the platform to collect and remit taxes on 

their bcM lf 

Cities like A nnaPolis MO. and Charleston. SC reQuIre platforms 

to remit taxes back to the city on behalf o f hosts automatically 

collecting tax revenue from a boolong when 1t 1s made Whlte 1t may 

be easier for cItIes to require p latforms to remit taxes. beware t hat 

t here Is some ongoing controversy around whether c1t1es get back 

a ll the taxes t hey are owed Several cities 1n South Carolina. 1nclud1ng 

Charleston are suing platforms. alleg ing that t hey are not remit ting 

fu ll taxes ~ 

In addition to the transient occupancy tax some city councils 

m;Jy add an add1t1o nal tax or surcharge on short -term rentals For 

example Chicago IL passed a 4 percent surcharge In 2016 and 

another 2 oercent surcharge 1n 2018 "' TM surcharge funds supportive 

homelessness services and enforcement of the ordinance " 

® I KEY CONSIDERATION 

Btt mindful ot hoy, d1HY.;u1t It moy be for hosts to ,errut ta:i.;es to !M 
cit y If a ho!tt hOs to remtt ta'<es directly COl\sid.-, how to maJ..e that 
pt.:X.GSS 111', S1ffiJ)I(> and S.tt&&ml>l"led M po½!ble Th,s not only 
rnak♦s i t ea~er f()( ho!tU but ,mwres tl'iat tne cit~ 1!t eaPtu,mg 
m01e of the ta)( r&v""uP It Is ov,,9d, lnc!udit .;!ear and c.?nc.lSQ 
I1lstrvctions on ho-.v to rMr1It t,1u(es Cl" thE' city s w•bpP)Qe ar,d a 
u!ter~fo~'ld!)' platform to moke l)<)ym,n,u ecn,..ckn send nw 
not1f1cat1ons to all !hOrt•term rental host.s abo1.1t up,;omirlQ ta1C 
paynwnts 

82% 
of cItIes require the 

host to remit taxe~ 
directly to the cit y 

while S porc(lnt reqvIre 
the p lat form to collect 
and remit taxe$ of 

hoSIS behalf 
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NEGOTIATE AN AGREEMENT 
WITH PLATFORMS 

C1t1es have had varying success m bu1!d1ng helpful agreements with 

platforms C1t1es have a lot to gain by partnering with platforms 

however. the relationsh10-bu1ld1ng process can be contentious 
at times These relationships are more likely to be pos1t1ve when 

c1t1es come to the d1scuss1on table with a ctear goal 1n mind and 
commumcate 1t with o1atforms C1t1es may have the oooortumty to 

negot,ate agreements with platforms such as voluntary colloct1on 

agreements (VCAs) or memorandums of understanding (MOUs) 

Voluntary Collection Agreements 

A Voluntary Collection Agreement (VCA) typtcaHy involves a short

term rel'1tal platform agreeing to colle:Ct and remit transient occupancy 

taxes on behalf of its hosts Agreements generally allow local 

governments to audit the platform. rather than the operatol' but do 

not allow local governments to access 1nformat1on that could 1dent1fy 

operators outside of the terms of the agreement 

Many short-term rental platforms have agreements w ith local 
govemments As of March 2019 Airbnb had more than 350 VCAs 

with state and local go-.,ernments In the US " While VCAs allows 

local governments to recei-.,e a steady stream of transient occupancy 

taxes, oft1c1als in several states ha-.,e expressed concerns that these 

agreements al!ow platforms to remit less to go\lE!rnment s than they 

owe. a problem compounded by VCA provisions that hinder tax 

authorities ability to audit platforms I See the A,:;pendix for more 

mformat,on on VCAs 

28 , , -. , , \ ·.:..: ' ' /I 'J 

Voluntary 
Coll•ctlon 
Agreem ent (VCA): 

A VCA tyPtCally 

involves a stiorMe,m 

rental Olatform 
agreoing to colloct 

and remit vans1ent 
occupJn<:y taxes on 
bohalf of its hosts 

Memo randum of Understanding 

A memorandum of understanding (MOU) typically focuses on issues 

such as disclosing data posting property registration numbers and 
removIni;i illegal llstmgs Be aware that an MOU cc;m include provisions 

that I1mIt cities enforcement power or create add1t1onal duties for 

cities For example. In 1ts draft MOU with the City of Denver A1rbnb 

included provisions that would have made the MOU confidential and 

require the city to resort to arbitration to resolve disputes Together 

these provIsIons would have hm1ted transparency and hampered the 

city s ability to use the courts for its enforcemenl actions Denver 

re1ected the draft '' 

MOUs may create additional duties for cities. such as when an 

MOU reQuIrcs a Platform to take down hst1ngs for unregistered 

properties but places the burden on o t Ies to Inform the platform 

about suspIct0us properties - a resource•1ntensIve tttsk C1t1es may 

attempt to shift some of these burdens onto the platform In one 

settlement with New York City. A1rbnb agreed to automatically 
provide information for certain listings that met spec1f1c criteria ~. In 
the City of Portland. OR s MOU wtth A1rbnb the two part ies share 

duties Atrbnb Is resoonslble for regularly reporting data about hosts 

and proper ties. and Portland 1s responsible for using the information 

It receives to verify that hosts have prooerly registered 1' 

® I KEY CONSI DERATIO N 

App"Oach negowatod aoreem•nts well mforrried and w,th a ci•.!lr 
Po!tCY goal m mmd 8-c&u-.e ,·cA s and M OUs tend to bC! offercid 
,·.~th 5tDndafd 1:!lnguage and prQvis.ons that b1m~fit Dtatform:. and 
h•ndt>r city owr1Ioht t ffqra , cities shOuld tw pIepated to an&l} Ze 
tM •orttments or"la deod• whtther and h<hV to n~got14'tt more 
fa<10rat-l• con.:::Mions 

Mitmorandum of 
Understanding 
(MOU): AMOU 
t ypically focuses on 
issues such a5 
disclosing data 

posting proi>orty 

registration numbers 

and removing 1Uog a1 

ltst1ngs 

29 

3990 of 5195



ENFORCEMENT 

The purpose of regulations should not iust be to capture addit ional revenue 

but to mmimize and m1t1gate the negative scdl:! effects associated with the 

uncontrolled growth of short-term rentals Ci ties need to move away from 

reactive to proactive enforcement when possible Effective enforcement 

1s key to an ordinances success Without reQulat1ons that clearly define 

what a short-term rental 1s. a database of units being operated and contact 

information for those units cities are effectively rendered helpless in 

enforcing their regulations 

DEDICATE RESOURCES TO ENFORCEMENT 

Dedicated rosourcos, time, staff and money are necessary for successful 

enforcement . ShorHerm rental regulation enforcement can be revenue 

neutral or positive for mumc1paht1es when license, permit and tax re11enue 

offsets costs n In some cases. cities can also leverage existing resources such 

as 311 ser111ce to take ln shorHerm rental complaints 

Some examples of key enforcement components that require dedicated 

resources include 

30 

Hmng add1t,onal code enforcement officers to 1dent1fy and flag 
repeat offenders 

Hmng a third·party platform to help with data collection and 
enforcement 

Hmng a web de11eloper to create a · one•stop•shoo" website 
for STR hosts and residents 

Hmng additional staff to set up and service a complaint hotline 

Instituting (re)1nspect1ons for violating properties 

'HIJ l°' fl ,/. liJI 

C ITY SPOTLIGHT: 

COLUMBUS,OH 

The most recent ordinance amendment In the Ci t y of Columbus 

allows the licensing department to deny, revoke or suspend a permit 

1f there are three or more emergency calls made on a soec,fic 

property in the previous 12 months (le .. " three ·call rule~) To help 

fac1lltate th1s system. the city 's technology department created an 

mternal database that connects the 311 ser11/ce with the city s 

computer•aided dispatch sof tware to allow enforcement to search 

the address on the map and know what type of emergency service 

was reauested City staff reference th is database when an aoplJcatlon 

Is made or when a complaint about a propert y is filed This allows the 

cit y to identi fy properties that ha11e violated the ordinance or have 

passed the "three·call rule -

N l\'TIONAt. t1:A,G,1,'E OF ,:'tT1£S 31 

3991 of 5195



ENSURE EXTENSIVE COMMUNICATION 
AND MARKETING 

Transparent and clear commun1cat1on. and marketing are cnt1ca1 to the 

success of an ordinance Clear communication w1!1 suopor"t the ord1nance·s 

success (e g hosts . guests and residents know what the rules and regutat,ons 
are) and 1s key to preventing commur11ty backlash when an ordinance Is 

established or rev1s1ted 

Consistent contact with landlord assoc1at1ons and property owner orouos 

allows the city to convey to hosts how to remain 1n comol1ance This may be 

an opportunity to develop relat1onsh1ps with trusted voices 1n key groups who 

can serve as a ha1son with the broader community and as a spokesperson for 

good hosting etiauette 

Regular contact with res1dents means that c1tJes can convey the best way to 

file nuJsance and safety complaints should there boa v1olat,on at a short-term 

rental This helps communtt1es feel like t hey have a trusted partner 1n the c ity 

to ensure communit y safety 

32 

KEY CONSIDERATION 

Q;:>n~1de, h1nng or arnwn,ng 5poc.1f1c Cit)· staff to be heJsons v,.ith the 
.:ommunity Doing ~o moy help estabhsh trust emoog h~ts. re!.tdf?nts 
&nd lt'lfl at~. m3ktnQ room for more construct1'.le corwer!-abont -s.hould 
some 1n,;i go awr-y ln ~dd1hon di.-veloprng rerat 1on~h1m: \VI i ii si:>&eiflc 

~0mrnun1ty momt>&r!; {c,.g 1,ost!; or ro51d-lnts) can help broadt-n thw 
cw; s. r-eaet1 into the c;cmmun,t\l For O)(srnple-. hosts who h&11e good 

r~lstiom,h1ps with ttw City Cb:n prcmote oood ho~l1ng etir;iuette 1n thf> 
community 

MOVE REGISTRATION AND 
ADMINISTRATION SYSTEMS ONLINE 

To the extent possible crt1es should 11m1t the administrative burden on city 

staff and olatform users Moving reg1strat1on or ltcensmg systems onl1ne 

(wh1le keeping the paper application option open) makes the process more 

seamless for tiosts and less cumbersome for city staff who process those 

applications 

Beyond mov1nQ the registration or licensing system onl1ne consider launching 

a centralized. accessib le and easy·to·use webpage w ith all re levant short• 

term rental informat ion One common complaint that c1t1es receive 1s that 

short-term rental regulations are difficult to understand In rnost cases. 1t 1s 

not that the regulations themselves are too complex but that regulations are 

not transparent and exolamed 1n an accessible way Launching a webpage 

that 1s regularly updated keeps the community informed According to a 

recent 2022 report and survey from Rent Responsibly and the College of 

Chari slon 49 percent of surveyed short-term rental hosts got 1nformat1on 

from government websi tes about tocat regu lations that affect short-term 

rentals -· Furthermore this webpage can serve as a resou rce for city staff 

who are not experts on short -term rentals but may be l"eau1red to ha1se with 

the pubhc about them 
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The City at Henderson set up an easily navigable webpage With information on 

short-term rentals , including application matenals and answers to freouently asked 

ouestlons.2<1 This webpage serves as a -one-stop-shop"' for hosts, res idents and 

staff The shorHerm rental webpage has the second-highest number ot hfts on the 

Henderson website. 

On the webpoge hosts can: 

Flnd the most uo-to-date short-term rental ordinance and state ~ ws that 
apply to shorMerm rentals 

Register their short-term rental 

• Fmd city contact information to sup00rt them through the registration 
process 

• Fmd clear hsts on how to aoply and what documents are needed 

• Find apphcation forms that are easy to download o r file onl1ne 

• Renew their short-term rental reg istration 

Pay their transient lodglng tax and fees 

• Find tax forms that arc easy to download 

On the wcbpage residents can: 

Find relevant short-term rental regu1at1ons, lnclud1ng the city ordinance and 
state laws that appty to short-term rentals 

Locate the complaint phone hothne to report any ltlegal short- term rental or 
to Me norse, trash. parking, occupancy or other nuisance complaints 

Access the compla,nt website to submit a complaint onl1ne 

REVISIT AND ADAPT 

The short-term rental market ,s consistently tn flux. meaning regulations may 

have to change to mee the market and evolvmg commun1t y needs Regularly 

rev1s1t your ordinance to ensure that it still has the right balance of competing 

expectations and ahgnment with city goals 

ESTABLISH A FEEDBACK LOOP 

Pc)rt1cularly when first pass ing an ordinance, be intentional about sett ing metncs 

of success that align with oo hcy goals These qual itative and quant1tat1ve policy 

goal·ahgned metrics will determine how perfo rmance 1s evaluated. Selting 

a dedicated evaluation oenod following the passage of a shorH erm rental 

ord inance will allow for better evaluation and help generate ideas of how to 

lrnorove an ordinance Make sure the oubl1c and the host s understand that the 

regulation may change at the end o f the evaluation oenod 

Build 1n a recurring check-In with relevant stakeholders to determine whether 

the short-term rental ordinance 1s meeting the city s originall y stated goal and 

if not what needs to be adiusted This ,s where the feedback loop 1s particu larly 

important Keep an open line of commurncat1on with relevant stakeholders 

(e g , landlord associations. property owners. residents. housing advocates 

community groups. ho tels tourism agencies etc) to better understacnd how the 

,molementat1on of the ordrnance 1s playing out 

In Fayetteville AR the ctty authorizes a 20-month sunset clause m ,ts ordinance. 

allowing city leaders to conduct regular review and reauthonzat1on of the 

ordinance ·•· Some adJuStments have been made following these regular review 

oeri ods mcludmg mcrcaslng the occuoancy tax rate to better fund the cost of 

enforcement, adJustlng the cap o n the number of short-term rentals allowed in the 

community and requ1nng a umt 1nspec t1on 

@ KEY CONSIDERATION 

If there ,s a recurring evaluation pencd for the Ol..:llf\anc& tell the community 
ea1/y on Tral'\sparency,$ ke>' to) making $Ure, hosts and residQnts I.now that 
fe>gula ons may changt> 1n the future Thrs may t1rrnt the ootent1al ba;:'dash cf 
changin~ re;;iU!,mons aft1:r pau•ng th-tm 
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Conclusion 

S 
HORT·TERM RENTALS ARE here to stay and wnen regulated w ith 

care and the proper safeguards m place. can be integrated into the 

fabric of a community STRs can enhance tourism st,mulate 

economic growth 1n targeted netghborhoods and give residents a way to 

supplement their income but can also exacerbate racial meou1ty put 

pressures on affordable housing and d1sruot ne1ghbo1hoods WIth proper 

regulation. c1t1es can enJ0Y the benefits of STRs and hm1t their negative 

impacts 

Regulating short•tcrm rentals Is not about limiting their potential, 
but about enacting the appropriate mechanisms to keep competing 

priorities and Interests balanced. As c1t1es cons1det regulations to 

address short-term rentals in their commumtIes it Is lmportant that they 

act promptly 1emam focused on a clear policy objective consider racial 

equity. actively engage with relevant stakeholders. develop and enforce 

clear reg~ilations. and provide continuous review of ordinances The 

resources found 1n this Action Guide can nelp our comn,un1t1es find the 

oroper balance to effectively support and regulate this growing industry 
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Appendix 
Voluntary Collection Agreements (VCAs) 

COMMON PROVISIONS THINGS TO WATCH OUT FOR 

COLLECTION Platform, agree to COiiect transient occupancy Without this pro-.,1s,on the platform may 
AND taxe!> from guests and remit the amount retu:.e to collect the tax, arguing that 
REMITTANCE collected to the government taxing authority hosts t.ue responsible for collection Even 

with the prov1s1on some t>tatforms have 
been accused of under dol!verino laxes 
remitted to c1Ues 

REPORTING Th@ platform agr,c,.es · reasonably to rei:,ort Aggregat'l' 1ntormnt1on does not allow 
AGGREGATE aggregate 1nformatJon· related to 1t ~ coUect,on c1t1es to gather ind1viduallzed 1nformat1on 
INFORMATION .eind remittance or transient occupancy tu xes on particular properties 

to the t ax .!luthOnty 

A.ggregatc information Includes the 
total amounts of receii:,ts exemptions 
ad1ustments and so forth, but does n!lt 
mclude md1v1dualize<t 1nformauon tor spec1f1c 

OETERHIH1NO The pl.:it form aorees to be held legally 
LIABILITY FOR responsible for !allure to report collect or 
TAXES remit the tr.:inwmt occupancy taxes and thl' 

tax author it y agrees not to hold 1ndN1duaf 
hosts res00ns1ble to, reoortmo co!lecUng or 

WAVIER OF The tax authOnty agrees not to pyrsue any If Che city has not yet recetved payments 
LOOK-BACK ac:t,ons to rKover unpaid taxes that had been from a large prooorhon of STRs, then 

due before the aate the agre9ment went into waiving all claims on taxes owed befo1e 
ertect the I/CA s 1mpfementat1on will result 1n 

the c11y potentially tortelt1ng a s1gnif1cant 
amount of tax revenue On the other 
hand , a city may not have the capacity 
to go after back talCes, and be mostly 
concerned with collection of future taxes 
m.:ikinQ wal11er 01 past tax llab!llty a lower 
pnority 

NOTIFICATION The platform agrees to not,ty ho:-. t s 
TO HOSTS and renters that it will be collect1~ and 
AHO RENTERS rem1ttmg trans,el'\ l occupancy talCes ror their 

tran5act1ons 
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AUDITING 

COMMON PROVISIONS THINGS TO WATCH OUT FOR 

The tax authority agrees to aud,t the platform Thl5 ma}' l1m1t the tax authority s access 
on the basis of as tax returns and supporting to data and ability to audit 1nd1v!dual 
documentation, rather than on audits of hosts and affect ci ty eftOf'"ts to enforce 
md1111dua1 renters or hOsts Some VCA s also home-sharing laws Cities such as Culver 
state that the tax authonty cannot audit City CA have Mgooated alternative 
mdtv1dual , enters or hosts until It has l 1n1shed pr0\l1s1ons ensuring th.lt they can 
auditing the platform and a ta K Issue remains 
unre$Clved 

All transaction and tax data re111ewed by a city 
ta)C authori ty must be anonym1zed If the city 
suspects wrongdoing on lhe part of a specific 
host. 11 must l1rst audit the anonymous 
data then 01ck out suspicious transactions 
and then finally obtain a suboo•na to get 
1dentlflable data from the platform 

The tax authority agrees to limit the number 
of times It w1H audit the "'atrorm (e g, to only 
audit the platform once e,,(H'"y t wo years. and 
to only audit transactlon5 conducted over a 
12-month stretch) 

continue to audit 1ndlv1dual hosts 1f they 
rece111e information about the proper ty s 
violations from anothersoo,ce ·' 

Anonym1zed data may mean that ci ties 
can only use aggregat• 1nlormotton 
which Prevents c,ues from 11'\Vest1gatmg 
md111ldual cases of violation For example 
Snowmass CO, stat t-s thal ,twill audit 
on an anonymous numbered acc.ount 

~as,s. su,H1e:st109 that d1soggregalton 
1s not required Cities can also suggest 
altornatcve kinds ot prtvacy orotact,on 
that allow fOf 10d1v1duahzed rooort~ such 
a!i oseudonym1:!1n9 .nrormat,on 

VCA..s typu:ally pfov,de th.lt all 
information about hosts and guests v11II 

remain ano"_ymous ul\less the city has 
completed an audit of the Platform and 
sor11ad the Olatlorm w1th a subpoena 0 1 

s1m1lar legal P!'O.::ess C,t~s may Y,ant to 
negotiate cha~es to this prov1s1on to 
allow them to ensure that properties i,re 
registered For e)(ample 1r c1t1es have 
already passed ordinances requmog 
reg istration their audits might roauest 
mformallon about the rog,i;1ra1ton 
number 

C1t!es can ne.iotlllle hm!ts on audit 
freQuency to allow for more freQ\Jenl 
and tailored enforcf!ment oftorts For 
mstance the audit fre.iuency m Pac1f1: 
Grove CA ,s once every 36 months 
although thlli period ffll} Sl11l be too long 
for m~y c1Ues to elfecll\ ely audit home· 
shanng tt does indicate that VCAs time 
prOV1stons can vary .,. 
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Feb 12, 2023 

Tillamook County STRAdvisory Committee: 

I am submitting my comments in regards to the extreme action you are considering with revisions to 
Ord 84. The far reaching "Anti STR" stance presented in Ord 84 draft is blaming and penalizing all 
STR property owners by further restricting property rights - this is not the answer. 

Neskowin first and foremost is a resort community. It has been so and enjoyed for generations. 
Currently, a very small percentage of full time residents, who know doubt "vacationed" in Neskowin 
before moving full time are lobbying to keep Neskowin and the beaches to themselves and shut 
everyone else out much like a high end exclusive neighborhood where only "full time residents" are 
allowed. 

In Oregon, the beaches are not just for those property owners that can afford their own beach house but 
for everyone regardless of their economic situation. The choice of STR homes provides an affordable 
means for families to enjoy the beach. Vacation rentals are a home, providing a kitchen, bedrooms & 
living space that's not just doable, but can be affordable for budget minded families so they are not 
excluded or denied this experience. 

There will never be enough hotels to serve all those who want to come and enjoy the beach. That is 
why the support of the STRs with thoughtful regulations are critically important to provide the public 
with opportunities to visit, experience and enjoy the Oregon Coast. Not to mention all the industries 
and communities that depend on guests for their livelihood. 

Grandfathering of Current Permit Holders: 
All current permit holders have entered into a contract in good faith with Tillamook County and in 
doing so should be allowed to operate under the current Ordinance 84 as was agreed regardless of 
ordinance changes, Period. 

5 Year Exemption 
This is offensive and punitive on so many levels. 

Transfer of Permits 
I believe the ability to transfer the STR permit to a new owner if sold is critical. Individual property 
rights are as important to STR as a residential homeowner. Why if the home currently holds a permit 
should it not continue for a new owner should they choose? That would make no sense other than to 
penalize the new owner. 

STR permits are tied to homes and not the owners. The home has already passed inspections, brought 
up to required standards so what difference does it make who owns the home? Current STR permits 
should remain valid & transferable and that right protected independent of future changes to any 
regulations. Economic instability in never a good thing for anyone. 

Max Occupancy/Sleeping Area - should be determined and defined as actual sleeping areas which 
are bedrooms. Our 900 sq ft cottage has 2 bedrooms and I bath. We were granted a max occupancy of 
6 guests approved by Tillamook County. We voluntarily reduced our max occupancy to 4 because 8 
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people are just too many for such a small property. Not only wear and tear on our cottage but too many 
people in one small space could be problematic. 

Limiting the occupancy of the STR is important. No home should be occupied by more persons than 
the number of bedrooms will safely allow. Promoting non designated sleeping areas may overload the 
STR's potential for problems ranging from noise to parking, garbage accumulation. 

Closets: In what world is this even an issue and why? This should not be a consideration at all to 
deny or permit a STR permit. 

Parking: 
I don't believe that an actual measurement of a parking space is effective - too many cars vary in 
length. It should simply be restricted to how many vehicles fit in the driveway. 

Off street parking on adjacent properties should not be allowed to qualify STR 
parking spaces This is going to be a huge problem overseeing paperwork and enforcement of lease 
agreements between property owners. Lease agreements come and go - how would you ever continue 
to verify that an active lease was in place. Available parking on STR property should remain the same. 

There should be no "on street" parking offered to STRs to qualify for their permit. 
It should be restricted to the actual parking space available on the property of the STR which is 
common for most communities. I can only speak for N eskowin, but there is no designated on street 
parking. One is barely able to drive down the streets as is. In other communities on street parking is 
public parking. If on street parking were available, it may be occupied by the public and unavailable. 

STR Limits: 
I do not support drastic limits or a collection of new rules to solve problems which aren't solely caused 
by STRs in Neskowin. The general population of Oregon has gone up over 10% since 2010, so 
naturally it logically follows that the coast is seeing an increase in visitors as well. There is general 
agreement that Neskowin has seen a rise in traffic and visitors in recent years, but there are examples of 
poor behavior from all types of people including owners, family & friends of owners, day trippers, and 
STR guests alike. 

Limits on annual nights rented, and proximity or distance limits between STRs do not appear warranted 
in a coastal market with such a high percentage of seasonal home owners (67% in 2019). Neskowin is 
not a traditional residential area and limits are not necessary to preserve balance. A 100 night annual 
limit could decimate off-season renting and 9 months of the year our overnight visitors may not be here 
supporting our handful of businesses through the slower seasons. 

With regards to density, the cottages in the village are often spaced tightly together and any type of 
proximity or distance limit could mean that one STR may prevent many others from obtaining a permit 
as well, and that infringes upon one's property rights. One's ability to qualify for an STR permit should 
not be limited depending on whether one's neighbor has an STR permit. 

Rental Limit: Rental days should not be limited to 100 days. This is penalizing every STR owner 
for the lack over over site by a few management cos or STR owners. Many people invest in STRs for 
addtl income, retirement planning or just the financial ability to own a home at the beach. 
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Likewise, family members who inherit a beloved family beach house may not have the financial ability 
to keep and maintain the property. If unable to rent due to restrictive limited rental days, they may be 
forced to sell and that is wrong. 

Here is the proof: STRs in Neskowin have had no ordinance violations in 2022 as of Sept 8, 2022. 

Percentage Cap: 
I support a percentage cap on STR permits in Neskowin at a level of 35%-50%. The definition of 
balance is 50/50, and in consideration ofNeskowin's long history as a seasonal vacation resort town for 
over 100 years, this range is appropriate. On the low end, 35% represents approximately half of the 
seasonally owned homes. There is already a natural ebb and flow of STR permits opening and closing 
through the years as families make varied choices about how they'd like to use their home. A 
percentage cap that is too low may lead to owners holding onto inactive permits for fear of losing their 
right to rent, thereby squeezing out owners who would like to actively rent their home. 

Affordable Housing: 
The constant discussing regarding the lack of affordable housing in Neskowin and that somehow STRs 
affect this issue is absolutely untrue. As a Realtor with over l 5yrs experience and another 6 yrs prior as 
a lender, I can tell you the existence of STRs in a community do not effect the availability or pricing of 
the primary home residential market. They are two very different markets. STRs should not be 
penalized for escalating home prices or lack of "affordable housing". Home prices and rents are 
determined by a free market and that is based on location/supply and demand, its that simple. 

A noticeable lack of housing started in 2007/2008. A fraudulent mortgage crisis contributed greatly to 
the shortage. Builders went out of business and skilled labor left the industry to find other jobs, we still 
have not recovered. A recent industry report indicated with current population growth and the loss of 
new homes, if today construction was at its pre 2007 level, it would take 20-30 years to meet current 
demand. This has led to record level home prices in every market, not just in Oregon but the entire 
country. 

With escalating home prices, you then step into the STR market. They are almost always priced higher, 
both in rent and purchase price than the average primary residence in a typical neighborhood. This is 
because they are located in higher demand/lower inventory, desirable markets considered "resort 
,vacation, destination" communities. Examples are Cannon Beach, Seaside, Sisters, Bend, Sunriver, 
Black Butte, Neskowin and most of the Oregon Coast. 

If the opinion and goal is to force STRs, through restrictive county ordinances, into either long term 
rentals or back onto the market for purchase to ease the housing crisis and provide low income housing 
consider this: 

STRs in these markets listed for sale would be sold for more than the average primary residence in an 
average neighborhood simply due to location, supply & demand. This is not going to alleviate the 
affordable housing concerns. Again, it is following a supply and demand market. 

Monthly rental fees would follow the same market rules. In addition the Landlord/Tenant regulations 
have become so restrictive fewer people are choosing to be landlords. Again, this will not address 
housing concerns. 
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During COVID, the State of Oregon mandated that landlords allow tenants to live in their homes 
without collecting rent for over 2 years. During that time a landlord could not evict or sell those 
properties. Without any income, landlords had to pay for the water/garbage/elect service for those 
tenants along with insurance, mortgage and property taxes on their properties. Why would anyone think 
that a property owner would put themselves in this position again to be engaged in extensive and 
restrictive landlord/tenant laws and regulations not to mention another state mandate for free rent. 

If an STR owner did choose to rent their property long term, they would no longer be able to use or 
enjoy their property for themselves or their families. That is one of the many benefits of owning an 
STR , along with having the freedom over their property. 

The lack of housing for "mid level housing for doctors and teachers" who apparently could not find 
homes is another false statement. Research showed approx 118 homes that were sold in Neskowin 
alone from Jan I" to approximately Sept of 2022. That was 118 opportunities (over 13 homes a month) 
for someone to purchase a home in Neskowin. Now, could the "doctors and teachers" afford to buy, 
that would be a totally separate topic. But again, blaming STRs for the in ability for someone to buy in 
Neskowin is incorrect as the numbers show. 

When full time residents moved to Neskowin/PC area they were well aware of the resort/vacation 
demographics of their chosen community. But we have a problem with those few individuals who 
move then complain that STRs are causing the lack ofWFH/low income housing and rising property 
prices. Nothing could be further from the truth - its simple economics which is nothing more than 
supply/demand. 

We live in a country where goods and services are bought and sold in a free market. That market is 
determined by supply and demand on everything including housing. If government steps in, manually 
manipulating housing, forcing prices down through regulations low enough to qualify for low income 
or WFH housing, this is no longer a free market. This is a socialist approach to the problem and not a 
solution to the complaints being made. Property in Neskowin and other communities will always 
demand higher prices, its that simple. There is no "affordable or WFH housing" in Neskowin or similar 
communities - they dont exist. 

Lastly, if this does not make sense, then consider this: I recently asked a lender if a person making 
25.00 an hr ( approx work force housing wage) 40 hrs a week, 4 weeks a month, no debit, great credit 
and 20% down on a purchase what is the maximum home price they would qualify for? I was told 
225,000.00 to 250,000.00. Check Zillow and you will see what and where a 225K - 250K home for 
sale will be located. Its not Pacific City or Neskowin. 

I strongly encourage Tillamook County to seek mindful regulations that target the issues without 
penalizing STR owners and our rights as property owners. 

Shelia Clark 
Neskowin, OR 
Florence, OR 
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February 10, 2023 

FROM THE DESK OF 

Bruce Bishop 

TO: Commissioner Skaar 
Director Absher 
Members of the Tillamook County STR Advisory Committee 

FROM: Bruce Bishop 
Neahkahnie Homeowner 

I am writing on the proposed recommendations to change the STR 
ordinance. Since I have previously submitted extensive comments on this 
topic, I will focus my comments here on two issues. 

In general, I strongly support the changes that Ms. Absher and Mr. Keams 
have crafted for the committee's and the county's consideration. In my 
view, they strike a reasonable balance between both allowing short-term 
rentals in unincorporated areas of the county and regulating their operation 
for health anq safety reasons and community well-being. When adopted, 
these rules will make significant progress in keeping Neahkahnie livable. 

As I have previously testified, both in writing and in person, the most 
important step the county can take is to differentiate-at least for 
Neahkahnie, a community zoned almost exclusively for single-family 
dwellings-the rental of single-family dwellings on a short-term basis from 
the operation of commercial lodging establishments. In Neahkahnie, the 
only commercial activities allowed are bed and breakfast inns and home
based, owner-occupied businesses. Absent a change in Neahkahnie's 
zoning ordinance, commercial STRs (where there is no owner occupancy 
and/or groups over 15 can be accommodated) should be phased out 
altogether. 

Buffer zones should be established so that "estate homes" are separated by 
at least two lots from each other. The draft seems to recognize that 
concentrations of such enterprises in a residential area are generally 
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undesirable and should include specific criteria for their operation. This is 
a reasonable regulatory approach, well within the county's authority and 
responsibility. 

One regulatory tool not used in the draft recommendations involves the 
ownership of more than one STR by an owner. Multiple ownerships are the 
epitome of a commercial operation. At minimum, the rules should require 
that estate homes under common ownership be at least 500 feet apart. 
While this approach will not completely avoid the concentration of rentals 
in certain areas, it will prevent commercial operations from occupying an 
entire stretch ofbeachfront or ocean-view property. Finally, the county 
should consider any rental at which more than 12 adults may stay overnight 
to be a hotel/motel, subject to applicable state health and safety regulations, 
and not a short-term rental. 

Thank you for the opportunity to comment on the proposed 
recommendations. 
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Lynn Tone 

From: Sarah Absher 
Sent: 
To: 

Monday, February 13, 2023 8:57 AM 
Lynn Tone 

Subject: Public input Feb 14 STR Advisory Committee 

From: Mike Cook <mikerusts@gmail.com> 
Sent: Saturday, February 11, 2023 5:34 PM 
To: Sarah Absher <sabsher@co.tillamook.or.us> 
Subject: EXTERNAL: Public input Feb 14 STR Advisory Committee 

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

To: <publiccomments@co.tillamook.or.us> 
Cc: sabsher@co.tillamook.or.us.com. Randy B. Thorpe <rthorpe@co.tillamook.or.us>, Karen Babbitt 
<wcgarden@gmail.com>, Neah Kahnie <nkncac@gmail.com>, gail young <gailmyoung@mac.com>, Colleen Schwindt 
<colleen.schwindt@gmail.com>, Linda <1indaphoto43@gmail.com> 

STR Advisory Committee, Director Absher:and Commissioner Skaar: 

This is in foll up to my earlier testimony and responding to the current status as a 20 year resident, active here in Neahkahnie. 

In reading the comment summaries I'm struck by the both the serious. thoughtful work being done and that clock that is ticking for 
closure. Clearly, in due respect to our community of those living here, like us, and part-time owners who have built a long standing 
committment to our Neahkahnie community, we need a better formula and spirit for accommodating. really hosting, visitors to OUR 
neighborhoods and sharing both the beauty we love and the risks we face every day. DOING NOTHING IS NOT AN OPTION. 

Tailored caps and innovative density and capacity limits, and effective nuisance management all seem reasonable tools. The elephant now 
locked in the closet, though, is the recognition of risks of both living and visiting here. While visitors may be her~ a day or week, these 
homes will be largely occupied every day, totally unprepared the risks of coastal life. While rental postings should be required, it should be 
on the shoulders and conscience of the STR owners and County to brief visitors on these risks and long recognized preparations. County 
Emergency Management cou Id assist this effort with the assistance of TLT funds. 

Thank you for your work in facing up to this complex but essential challenge especially on Valentines Day. 

Respectfully, 

Mike Cook 
373351st St., Neahkahnie 
503-368-3048 
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Lynn Tone 

From: mikecehlen@gmail.com 
Sent: 
To: 

Monday, February 13, 2023 8:51 AM 
Sarah Absher 

Cc: Lynn Tone 
Subject: EXTERNAL: FW: 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.] 

From: mikecehlen@gmail.com <mikecehlen@gmail.com> 
Sent: Monday, February 13, 2023 8:09 AM 
To: publiccomments@co.tillamook.or.us. 
Subject: STR comments 

Greetings Tillamook County Advisory Committee and Director Absher, 

My wife Janice Gaines-Ehlen and I have been Neahkahnie residents since 2003. I'm a carpenter/builder and used motor 
oil recycler. Janice has owned and operated a day spa- Spa Manzanita for over 15 years (just recently sold) 

We've been very aware of the changes over past recent years of increased short term rentals and how this "new" 
business model has affected our neighborhood. Summers see packed houses brimming with people. Overflow parking 
tends to be in a willi-nilli fashion. Renters often park slightly into the street causing residents to stop if a car is coming 
the other way. Many times it's a blind corner situation which of course magnifies the danger, especially when large 
groups of people are walking in the street which has become the new normal. 

We've read the recently revised version of ordinance 84 and are in complete agreement. 

We'd like to see independent RV and other vehicle campers parking on our streets curtailed as well, but I suppose that's 
another issue. 

It's our opinion that the STR business should indeed be treated as a business and as such be licensed and monitored 
accordingly. Ordinance 84 addresses this well. We're hopeful it becomes a reality. 

Thanks for all the effort you've put into this important issue. 

All the best, 

Mike 

Mike Ehlen 
PESCO Pragmatic Environmental Solutions Co. Inc. 
Cell: 503-307-0322 
email: mikecehlen@gmail.com 
website: www.pescova.co 
skype: Michael Casey Ehlen 
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 

Mark Roberts <mandm-roberts@comcast.net> 
Monday, February 13, 2023 8:01 AM 
Sarah Absher; Lynn Tone 
EXTERNAL: STR Comment: Purpose Statement 

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

Erin Skaar, Commissioner 
Mary Faith Bell, Commissioner 
David Yamamoto, Commissioner 
Sarah Absher, Director, Department of Community Development 
Short-Term Rental Advisory Committee 

February 6, 2023 

I - I wrote comments to you a week ago, February 6, 2023, when I expressed alarm over both the 
on-going tragedy in Turkey with its powerful 7.5 earthquake .... and implications for Tillamook 
County. 

Tillamook County faces a 9.0 earthquake, (this is WAY more powerful than the earthquake in 
Turkey) plus a tsunami as high as 50 feet, hitting with zero warning, sometime in the future. 

Today, Turkey's earthquake casualty estimates exceed 30,000 dead. 

Today, Tillamook County, per a recent issue of the North Coast Citizen, remains "woefully 
unprepared". 

All of Tillamook County needs to step up and face this reality seriously and honestly, including the 
short-term rental industry. The necessary information and tools must be provided to our guests. 

II - The above earthquake/tsunami concern reminded me of the Purpose statement of the Short
Term Rental Ordinance. The current Ordinance has only two purposes: 

1- Safety 

2- Livability 

In fact, the Purpose is to enhance public safety and livability! 
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The revised Ordinance now has six purposes. Are we loosing something as we become more 
specific? 

As a retired bureaucrat, I appreciate the difficulty of balancing broad, sweeping language versus 
carefully parsed, specific language. 

But notice, we are no longer seeking to enhance 'livability' in Tillamook County 

Rather, we are balancing "the legitimate livability concerns of residential neighbors with the rights 
of property owners to use their property as they choose." 

At the end of the day, the Board of Commissioners AND the Department of Community 
Development (emphasis added) need to_remember the original purposes of this Ordinance - to 
enhance public safety and livability. 

Let us test every effort- are we increasing safety and livability for all of Tillamook? 
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Lynn Tone 

From: kcj3pdx@gmail.com 
Sent: Sunday, February 12, 2023 3:04 PM 

Lynn Tone To: 
Cc: Sarah Absher 
Subject: EXTERNAL: Comments for the STR Committee to February 14 2023 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.] 

Thank you for including this email in the materials sent to the STR Committee members for their February 14, 2023, 
meeting. 

I have owned my house in Neahkahnie for over 40 years and rent it for a maximum of 10 weeks each year. I support 
reasonable restrictions and regulations on STRs to help maintain the residential nature of the community and to 
enhance the safety of residents and renters. Accordingly, I look forward to the work of the STR committee and County 
staff. 

I hope that the Committee and the County Commission will consider and address the following issues in reviewing the 
current draft ordinance: 

1. Given the objective to manage the number of STRs within the yet-to-be-determined cap, does the proposed 
lottery provide the most equitable approach to limiting STRs? 

a. Under the proposed lottery approach, established STR owners could have that existing ability taken 
away, while potential new homeowners would know that the ability to rent their property was not 
assured. Taking away an existing right creates far more inequities than establishing known restrictions 
that apply going forward. 

b. If existing STRs were grandfathered and not subject to revocation after 5 annual renewals, how long 
might it take for a sub-area to be within the yet-to-be established caps if other measures were taken 
such as: 

i. Limit STR certificates to one per owner 
ii. Withdraw STR certificate if the property is not actively used as a rental. 
iii. Prohibit transfer of STR certificate upon sale of the property 

2. The 250' density limit seems problematic to administer and may not be needed if caps are adopted. Do any 
other counties have a similar requirement, and if so, how has that worked? 

3. Are the proposed regulations generally similar or more restrictive than existing STR regulations implemented by 
cities in Tillamook County? Inconsistent requirements could create significant competitive disadvantages 
between STRs in adjacent cities and unincorporated areas. 

4. When will the timing and process to define the geographic boundaries and caps for "sub-areas" be determined? 

I would also appreciate clarification of these specific provisions of the draft ordinance: 
• Section .080.1 states that "areas not approved for use as a bedroom shall be locked and secured." This language 

could refer to an office area, or even a living room. Please clarify this language. 
■ Section .070 D.3 requires that each parking space shall be a minimum of 8' by 20'. 

o What is the basis for setting these dimensions? Oregon sets minimums for parking space as 7.5 feet 
wide and 16 feet long. Why is the proposed size 33% larger? (160 sq ft vs. 120 sq ft) 

o What is an "all weather travel surface"? Would that include an area of packed grass and sand that has 
been in place for 30 years? 
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• Section .050.A.5 requires that STR must have "proof of garbage service", while section .080 requires that 
assisted weekly garbage service is required. Please revise the language to state that garbage collection is 
required only when the STR is available for rental. 

5. Section .030.D states that a bedroom is required to have a closet. I could not find this requirement in ORSC 
R202. Older homes may not have been built with closets in every bedroom. Why should this be a requirement 
for STRs? 

Thank you for your consideration of these comments. 

Ken Jones 
503-970-5256 
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Lynn Tone 

. From: 
Sent: 
To: 
Cc: 
Subject: 

Alex Sifford <oregonalexs@gmail.com> 
Saturday, February 11, 2023 4:56 PM 
Sarah Absher 
Lynn Tone 
EXTERNAL: Ord 84 Revisions 

[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 

Feb. 11, 2023 
Tillamook Community Development 
1510-B Third Street 
Tillamook, OR 97141 

Re Draft Ordinance 84 Revisions 

I support the draft revisions as proposed. Thank you for listening to Tillamook citizen concerns and trying to balance the 
business of STRs with residential land use i.e., the character and tranquility of our neighborhoods. 

Tillamook County is pursuing its Short Tenn Rental Advisory Committee work revising Ordinance 84, a business 
regulation ordinance. That Committee is taking input from local Citizen Advisory Committees, groups and 
individuals. Terrific, here's some more. 

The citizens of Neskowin, through its CAC, are revising its 1999 Community Plan, a land use planning document. Land 
use is still useful to define the kind & level of activities citizens of Tillamook County want to see in their 
neighborhoods. It's worth noting that our 1999 Neskowin Community Plan makes no mention of Short Tenn 
Rentals. This while acknowledging the village's long history as a family resort area. What received no mention in 1999 
was that historical vacation rentals to augment costs rented for the "high season" e.g. 120 days per year. I know as we 
rented our home from 1987 to 1995. 

The number of STRs has increased significantly in recent years - as documented by the County. What we're seeing now 
is a recent pattern of more houses renting for more nights e.g. 200-3 00 nights per year. The closest STR to my home is 
well over 300+ nights per year as I've been keeping track since Jan. 2021. Few problems with them but massive turnover, 
new groups 2-3 times per week through the year. Welcome to the neighborhood. In 2023, STR's are a land use issue 
worth addressing, both through business regulation and in our Community Plan. 

We've been told that land use is not the avenue to regulate STRs, which are regulated businesses. However, such 
businesses should not be allowed to grow and operate without reasonable regulations updated to reflect current land 
uses. You have the challenge of balancing the rights of people who live here & rights of those who rent homes to make 
money. 

I encourage the Committee to lean regulations towards coastal, unincorporated areas where people may live and thrive as 
members of a caring, supportive community, one that is always contributing to the health and governance of our 
County. We can have that with some level of tourists and tourist services. 

Thank you. 
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Alex Sifford 
Neskowin OR 

~ Virus-free.www.avg.com 
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Lynn Tone 

From: 
Sent: 
To: 
Cc: 
Subject: 

Pam Statz <pamstatz@gmail.com> 
Friday, February 10, 2023 9:14 AM 
Public Comments; David Yamamoto; Erin Skaar; Mary Faith Bell; Lynn Tone 
jcasegraham@gmail.com 
EXTERNAL: Comment in support of 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 County Board of Commissioners & STR Advisory Committee, 

I'm writing in support of Short Term Rental$ in Tillamook county. I am opposed to the Draft revision of 
the Short Term Rental Ordinance. 

My husband and I have an LLC that owns one property on Neahkahnie Mountain. Yes - it's an LLC 
but we are not faceless. We do not make a profit from renting our home. We spend as much time 
there as we can afford to. Our ability to rent as a STR helps us cover part of our mortgage and we 
pay much more on top of that for the privilege of owning a home in this community. 

Implementing the proposed ordinance as written will make owning a home on Neahkahnie Mountain 
only possible for the super rich. If we can't rent, we will have to sell. Is that what the purpose of this 
ordinance is? To drive out the middle class for the super rich? 

Banning STRs in tourist destinations isn't going to suddenly open up the area to affordable housing. 
We have a house on Neahkahnie mountain because it is our retreat. If I rent it full time and STRs are 
outlawed - then again -- only the super rich will be able to enjoy Oregon's coastal communities. 

If STRs are outlawed - homeowners will still rent their properties. And they will do it without following 
safety guidelines and people are going to get hurt. 

The proposed ordinance is extreme and harsh to those of us who have been following the rules, 
paying the fees, getting inspections and making sure our homes are as safe as possible for guests 
and the community. 

Pam Statz & Justin Graham 

Pamela Statz 
oamstatz@gmail.com 
pa melastatz.com 
415.577 .9149 
.-.... - ... - .... I .. -. I - ..... I - .-...... 
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 

Sarah Absher 
Thursday, February 9, 2023 3:18 PM 
Lynn Tone 
STR regulation 

From: David Yamamoto <dyamamoto@co.tillamook.or.us> 
Sent: Thursday, February 9, 2023 3:06 PM 
To: Sarah Absher <sabsher@co.tillamook.or.us> 
Subject: FW: EXTERNAL: [David Yamamoto] STR regulation 

David Yamamoto 
TILLAMOOK COUNTY COMMISSIONER 
dyamamoto@co.tillamook.or.us 
201 Laurel Avenue 
Tillamook, OR 97141 
Phone (503) 842-3403 
Cell (503) 701-1235 

<til la moo kcounty-or@municodeweb.co m> 
Sent: Thursday, February 9, 2023 11:42 AM 
To: David Yamamoto <dyamamoto@co.tillamook.or.us> 
Subject: EXTERNAL: [David Yamamoto] STR regulation 

From: 
Tillamook 
County OR 

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

Robert Govender -Towle (robtowle10@aol.com) sent a message using the contact form at 
https://www .co. til la mock.or. us/. 

Erin Skaar, 

I'm writing today in support of reasonable and thoughtful debate based on actual data surrounding STR impacts. 

As I've listened to the debate over increased STR regulations, I've yet to see any meaningful and objective data 
supporting "quality of life" concerns. Rather, I've heard anecdotal stories mostly reflecting the "challenges" of living with 
neighbors. 

Before the Country imposes greater regulations on STR owners, I urge the Commission to look at real data vs, stories. 
Data collection can be hard to collect and manage sometimes, while story telling and anecdotes are easy. The role of 
government should be hard. 
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I'd also challenge the County to understand the true economic impacts STR's provide. I understand there are limits on 
how TLT's can be spent, however, any actions taken to essentially reduce tourism in the county will adversely affect 
County operations. With the adoption in 2022 of the $75. operator "head in bed" fees, the County has created an 
entirely new revenue stream completely under the County's control as I understand it. 

With respect to the notion that STR's adversely impact workforce/affordable housing, I'd reference the Counties own 
data that suggest most STR's fall west of HWY 101, and very little of that housing would meet any meaningful definition 
of affordability. No amount of regulation or reduction of STR's will result in more workforce/affordable housing. In fact, 
reducing STR's would have the opposite affect by directly reducing the operator fees noted above. 

I'll close with pointing out the significant legal and financial exposure the County is flirting with by way of Measure 49 
claims. Notwithstanding the efforts to say these are not land use issues, a plain read of the current draft regulations 
would say otherwise. I know most STR owners would be open to reasoned regulations, and I urge the Advisor 
Committee and the Commissioners to act accordingly. 

Regards, 

Rob Govender- Towle 
(I built my vacation home with my father and brother 42 years ago and want to continue to use it with my family and be 
able to rent itJ 
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Lynn Tone 

From: 
Sent: 
To: 
Subject; 
Attachments: 

Pam Greene <pam.s.greene@gmail.com> 
Monday, February 13, 2023 12:17 PM 
Lynn Tone 
EXTERNAL: Document in favor of Ordinance 84 for your consideration 
STRs Oversaturated.pdf 

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

Dear Tillamook County Advisory Committee and Director Absher, 

Please see the attached document: 

Concerning the oversaturation of STR's in our Neahkahnie and other Tillamook county communities and the 
"airbn'Bust" problem with their oversaturation nationwide. 

Respectfully Submitted, 
Pam Greene 
Neahkahnie Resident 
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THIS IS NO LONGER A COMMUNITY 
No one should have to live surrounded by STRs that 

have overrun a residential neighborhood. 

DUE TO AN OVERSATURATION OF STRs, 
THERE IS NOW AN "airbnBUST" IN AMERICA. 

TOO MANY RENTALS AND NOT ENOUGH RENTERS, 
THEY SIT MOSTLY EMPTY. 

MEANWHILE THE FABRIC OF THE COMMUNITY 
HAS BEEN DESTROYED. 

Airbnb doesn't care if your home sits empty as long as they get 
revenue from ALL their thousands of listings, 

they win no matter what! 

STRS SHOULD WELCOME DENSITY LIMITS AND CAPS 
to protect against oversaturation ! 

4016 of 5195



Lynn Tone 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Pam Greene <pam.s.greene@gmail.com> 
Monday, February 13, 2023 12:57 PM 
Lynn Tone 
EXTERNAL: Balance and Compromise are needed- Community and Commerce 
STRs Balance and Compromise.pdf 

[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 Director Absher and Tillamook County Advisory Committee, 

Please see the attached document concerning the need to strike a balance and for all parties to compromise as 
proposals and revisions are made to Draft Ordinance 84. 
Great work so far, thank you for listening to the county residents. 

Respectfully submitted, 
Pam Greene 
Neahkahnie Resident 
Property owner since 2002 
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I 

DRAFT ORDINANCE 84 IS MOVING IN THE RIGHT DIRECTION! 

Extreme 
View 

UNLIMITED 
Unregulated 

STR's 

GOOD WORK! 

BALANCE 
AND 

COMPROMISE 
ARE NEEDED! 

Extreme 
View 

NO STR's 

COMMUNITY AND COMMERCE 

DENSITY LIMITS on STR's that are 
APPROPRIATE FOR EACH COMMUNITY 

A PERCENTAGE CAP on the number of STR's that 
are APPROPRIATE FOR EACH COMMUNITY 

THE PROPOSED NEW REGULATIONS ARE NEEDED 
OCCUPANCY LIMITS ARE NEEDED 

PARKING LIMITS ARE NEEDED 
1 

NOISE LIMITS ARE NEEDED 
SAFTEY REGULATIONS NEED TO BE STORNGER 

4018 of 5195



Lynn Tone 

From: 
Sent: 
To: 
Cc: 
Subject: 
Attachments: 

d benneth@comcast.net 
Monday, February 13, 2023 2:53 PM 
Sarah Absher 
Lynn Tone; 'Randall Koch'; 'Tracey Hauth'; 'Chris Silkowski' 
EXTERNAL: Results of NCAC STR Survey 
FINAL+RECOMMENDATIONS++SURVEY+DATA+-+NESKOWIN+12-21-22.pdf; 
Bifurcated Survey Results Forwarded to County on February 13, 2023.pdf 

[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 and Lynn 
On Saturday the NCAC general membership voted to forward to you the results of the recent NCAC STR survey and the 
STR sub-committee's recommendations for revisions to Ordinance# 84 based on the survey results. In addition, the 
general members voted to forward to you an analysis of the survey results bifurcated between responses from STR 
permit holders and those not holding STR permits, that was compiled at the request of the officers of the NCAC. 
Respectfully, 
Dave Benneth 
NCAC Secretary 
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RECOMMENDATIONS FOR UPDATING TILLAMOOK COUNTY ORDINANCE #84 
SHORT-TERM RENTALS 

Neskowin Citizen Advisory Committee 
STR Subcommittee 

December 2022 

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

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

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

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

Neskowin Community Demographics as of October 2022 (all numbers are approximate): 
908 Improved Properties - multiple owners all eligible for NCAC 
426 Approximate Number of Unimproved Properties - multiple owners all eligible for NCAC 
205 Residents - 2020 US Census 
187 STR Permits - many granted to homes with multiple owners 

85 condos, townhomes or apartments with STR permits (56 in commercial zoning) 
102 stand alone homes with STR permits 
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RECOMMENDATIONS 

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

• Percentage Cap 
Although there is a continuing discussion among STR subcommittee members about what the 
appropriate and precise percentage cap for STRs in Neskowin should be, we are in agreement 
in recommending that some level of a percentage cap limit on the number of STR permits 
issued in Neskowin be implemented. This recommendation is supported by a majority of 
respondents on the survey, and included a wide variance of percentage levels supported. If a 
percentage cap is established by the County, there is also strong support in the survey to 
include residentially zoned condos & townhomes in a cap (no exclusions for such dwellings in 
NeskR 1 & NeskR3 zones). There is also community support to allow dwellings with STR 
permits in commercially zoned areas to be exempted from inclusion in any potential percentage 
cap. 

• Update "Sleeping Areas" to "Bedrooms" 
We recommend calculating maximum occupancy based on the number of "bedrooms" instead of 
"sleeping areas" in an STR at a rate of 2 per bedroom +2 guests overall. The majority of 
respondents to the survey supported this change. For the purpose of the survey, we defined a 
"Bedroom" as a room intended for sleeping with a door and operational exterior window egress 
(window minimum 44" up from the floor and minimum 24' tall and 20' wide). However, the 
Oregon Residential Specialty Code, recently amended, which is administered by the Oregon 
Buildings Division, and governs the construction and reconstruction of dwellings and the 
requirements for all habitable spaces including bedrooms, will likely require the county to refine 
the STR definition of a "bedroom" for purposes of occupancy. We would like to see some 
allowances be made that factor in some exceptions for existing studios, dwellings which include 
lofts, and similar dwellings, to the extent that such residences and dwellings may be somehow 
excluded by this definitional change. We believe this change will have a cumulative impact on 
at least some of the livability concerns expressed in our community. Ideally, marginally reducing 
the overall number of guests allowed in STRs will have an impact on lowering the overall 
number of cars, traffic, trash, etc. 
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• Online STR Directory, Complaint Form and Exterior Signage 
We recommend an online STR directory containing the STR address, contact phone number, 
contact email, and maximum occupancy. To protect privacy we do not recommend an owner's 
name be required online with this information, but it could be optional. We believe an online 
directory will facilitate communication between neighbors and help resolve any potential issues 
more quickly than complaining via a third party. For exterior signage on site, survey results 
support continuing to require the name and phone number for a contact person, but no 
additional required information garnered majority support. 

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

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

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

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

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

3 

4022 of 5195



• In-Person Response Requirement 
Consistent with the majority of survey respondents, we do not recommend a requirement for 

in-person response 24/7. This would require owners to either hire local property management, 

or hire a local person for coverage. 

• Annual Nightly Limit, Max Occupancy Limit, or Proximity/Distance Based Limits 
There are STR subcommittee members and many community members that support some or all 

of these limits. However, solid majorities of survey respondents did not. Therefore, as a 
subcommittee we do not recommend any of these types of limits at this time. 

The NCAC STR Subcommittee would like to thank our community for working together to find 

common ground for all community members in Neskowin on what can be a generally divisive 

topic. We believe these recommendations encompass a fair and balanced approach to STRs in 
Neskowin. The recommendations recognize the challenges and respect the benefits that go 

hand in hand with welcoming visitors to the Oregon Coast. Thank you for your consideration . 

Respectfu I ly, 
NCAC STR SubCommittee 

Alex Sifford - Resident 
Alexis Tate - Business Representative 

Hillary Gibson - STR Owner 
Roger Wicklund - STR Owner 

Tom Prehoditch - Resident 

Page 5: Final STR Survey Summary Slides 

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

SUMMARY 
73% • Require some type of bear resistant trash system 

72% • Various rules should equally apply to all Neskowin homes 

72% • Reallocate TLT funds for enhanced enforcement 

65% • Online complaint form 

64% • Require exterior lighting to be shielded downward 

59% • Percentage cap on number of STR permits 

58% • Exempt commercial zones from potential percentage cap 

57% • Calculate max occupancy by "bedroom" instead of " sleeping area" 

56% • Some type of additional parking limit 

51% • Online directory of STR permit contact info 

50% • Exterior signage include contact person & phone number 

SUMMARY 
84% • Ban STRs in Neskowin 

79% • Different property rights based on owner's time at home 

64% • Exempt condos & townhomes in residential zones from potential 
percentage cap 

61% • Proximity or distance based limits 

59% • Cap on total maximum occupancy 

58% • Require some STRs to remove garbage twice weekly 

55% • Limit on number of nights per year annually able to rent 

54% • Require local management NO MAJORITY RESPONSES 

II 
Grandfathering by Category 

Transferabi lity of STR permits 

STR Permit Limits Per Person 
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NESKOWIN CITIZEN 
ADVISORY COMMITTEE 

SHORT-TERM RENTAL SUBCOMMITTEE 

DEC 2022 

STR SURVEY RESULTS 

GOAL 
GATHER COMMUNITY INPUT FOR 

RECOMMENDATIONS TO UPDATE ORDINANCE #84 
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SURVEY BACKGROUND 
The STR Subcommittee is balanced with Neskowin volunteers who applied, 

interviewed & were selected to serve along with an invited business representative. 

Alex Sifford - Resident 

Alexis Tate - Business Representative 

Hillary Gibson - STR Owner 

Roger Wicklund - STR Owner 

Tom Prehoditch - Resident 

This survey had 449 eligible responses. The survey was open to all NCAC members 

(age 18+ people who reside in, own property in, or are a business owner or operator 

within the NCAC boundary or "Neskowin" zip code 97149). 

All questions required an answer to provide a clean set of data for tangible 

information to share with the county. 

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

SURVEY BACKGROUND 
Recommendations to the county & NCAC are advisory only. Any updated 

rules & regulations will be voted on by Tillamook County Board of County 

Commissioners. This survey will provide the county with general opinions of 

the community. 

Policies are ideally based on facts, and when the county is considering 

various updates to rules and regulations, we hope this community input will 

be a factor taken under advisement. 

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

Public Comments may be sent to Ti llamook County STR Advisory Committee: 
pub I iccom ments@co. ti I lamook.or. us 
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1 ARE YOU A HOME OWNER WITH AN STR PERMIT? 

2 
200 

150 

100 

50 

0 

63% 
NO 
STR 

PERMIT 

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

1 35 YES - STR permit holder actively 
renting = 30% 

3Q YES - STR permit holder NOT actively 
renting for any reason = 7% 

284 respondents (63%) reported they do not 
own a home used as an STR in Neskowin 
(inc ludes residents, seasonal owners, property owners, 
business operators/owners, and rental residents). 

165 respondents (37%) reported they were 

homeowners with STR permits. 

DO YOU SUPPORT A LIMIT ON THE TOTAL NUMBER OF ALL STRS IN 

NESKOWIN VIA A 11 PERCENTAGE CAP 11 WHICH WOULD LIMIT STR 

PERMITS AT A CERTAIN PERCENTAGE OF TOTAL PROPERTIES? 

YES 
%CAP %CAP 

41% 59% 

PERCENTAGE CAP LIMIT 

264 respondents (59%) supported 
some level of percentage cap from 
0%- 50% 

185 100% cap limit (no limit) = 41 % 
58 20% cap limit = 13% 
49 10% cap limit = 11% 
39 

32 
28 

25% cap limit = 9% 
15% cap limit = 7% 
50% cap limit = 6% 
0% cap limit (ban) = 6% 27 

17 30% cap limit = 4% 
10 40% cap limit = 2% 

2 

2 

35% cap limit = .4% 
45% cap limit = .4% 
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3 
IF A PERCENTAGE CAP LIMIT WERE ADDED TO ORDINANCE #84, DO 

YOU SUPPORT APPLYING THE LIMIT TO STAND - ALONE HOMES ONLY 

& EXEMPTING CONDOS, TOWNHOMES & APARTMENTS OR SIMILAR 

FROM CALCULATIONS FOR A PERCENTAGE CAP? 

ALL EXEMPT 

36% 

ALL 
EXEMPT 

36% 

189 

160 

100 

289 

NO - include ALL STRs in calculation of a percentage cap, 

regardless of zoning or property type (current calcu lations reflect 

all STRs) = 42% 

YES - exempt ALL condos, apartments , townhome style homes etc 

from a percentage cap, regard less of zoning = 36% 

YES - exempt ONLY permits for STRs in Neske Commercial zones 

(including but not limited to Neskowin Resort & Proposal Rock 

Inn). This option wou ld NOT exclude condos in NeskR3 & NeskR1 

zones from being included in potential percentage cap calcu lations 

(including but not limited to Chelan, Pine-Crest, Pacific Sands & 

Breakers Beach Houses) = 22% 

NONE SOME TYPE 

Respondents (64%) supported no exemptions for any 
properties in NeskR3 & NeskR1 residential zones from 
potential percentage cap EXEMPT EXEMPTION 

42% 58% 

260 Respondents (58%) supported exemption for commercially 
zoned properties from potential percentage cap 

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

YES 
LIMIT 

NO 
LIMIT 
55% 

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

71 180NIGHTS = 16% 
16 240 NIGHTS = 4% 

NUMBER OF NIGHTS PER YEAR ALLOWED TO RENT 
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5 
DO YOU SUPPORT DENSITY/PROXIMITY BASED LIMITS? 

For example, requiring a certain distance between two STRs, or limiting 

percentage of STRs per area smaller than Neskowin (neighborhood, street etc .) . 

NO 
61% 

YES 

39% 

275 NO= 61% 

174 YES= 39% 

SHOULD ANY TYPE OF BEAR RESISTANT TRASH 

6 CONTAINER, BARRIER, OR ENCLOSURE BE REQUIRED 

AT STRS? 

14% YES 

73% 

328 YES= 73% 

62 NO= 14% 

59 Require after a certain 

number of trash violations 

annually = 13% 
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7 WOULD YOU SUPPORT A CAP ON TOTAL MAXIMUM 
OCCUPANCY PER PROPERTY WITH STR PERMIT, REGARDLESS 

OF NUMBER OF BEDROOMS OR SLEEPING AREAS? 

300 
266 NO= 59% 

YES 8 guests = 23% 
40 YES 10 guests = 9% 

200 

39 YES 12 guests = 9% 
NO YES 
59% 41% 

100 

0 
NO CAP 12 GUESTS 10 GUESTS 8 GUESTS 

8 SHOULD MAXIMUM OCCUPANCY BE CALCULATED 
BASED ON "BEDROOMS" INSTEAD OF "SLEEPING AREAS" 

AT THE RATE OF 2 PER BEDROOM+ 2 OVERALL? 

NO 
43% 

YES 
57% 

254 YES= 57% 

195 NO= 43% 
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9 WHICH OF THE FOLLOWING RESTRICTIONS ON 

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

197 NO (no change) - Require 1 parking 
spot per bedroom+ 1 extra = 44% 

114 YES - Lim it parking to actual 
number of spots available, but no 
more than 5 spots total = 25% 

1 Q3 YES - Limit parking via removing 
allowance for 2 on street parking 

spots from permit total = 23% 

9 3 YES - Limit parking to 1 spot per 
bedroom/sleeping area = 21 % 

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

10 SHOULD STRS BE REQUIRED TO HAVE ANY 

EXTERIOR LIGHTING SHIELDED IN A MANNER TO 

DIRECT LIGHT IN A DOWNWARD DIRECTION ON 

THE PROPERTY? 

NO 
36% 

YES 
64% 

289 YES= 64% 

160 NO= 36% 
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11 
250 

200 

150 

100 

50 

0 

12 

WHAT, IF ANY, ADDITIONAL INFORMATION SHOULD BE 

REQUIRED TO BE INCLUDED ON EXTERIOR STR SIGNAGE? 
RESPONDENTS COULD CHOOSE MULTIPLE OPTIONS 

I 

225 Phone number for contact person 
(currently required by Ordinance #84) = 
50% 

223 Name of contact person (currently 
required by Ordinance #84) = 50% 

145 Maximum occupancy= 32% 

143 Maximum number of vehicles allowed= 32% 

131 County enforcement phone number = 29% 

130 STR permit number = 29% 

100 Email address for non-urgent issues = 22% 

53 No information should be required = 12% 

DO YOU SUPPORT TILLAMOOK COUNTY CREATING AN 

ONLINE DIRECTORY OF STR PERMIT CONTACT 

INFORMATION TO FACILITATE COMMUNICATION AMONG 

NEIGHBORS IN THE EVENT OF A POTENTIAL ISSUE? 

YES 
REQUIRE 

51% 

231 YES - require on line directory = 51 % 

130 NO (no change) continue to only require 

contact phone number posted on 

property = 29% 

88 YES - let owners & property managers 

voluntarily opt-in online directory = 20% 

13 
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13 

14 

DO YOU THINK IT WOULD BE HELPFUL IF 

TILLAMOOK COUNTY CREATED AN ONLINE 

COMPLAINT FORM SPECIFICALLY FOR STRS? 

NO 
35% 

YES 
65% 

293 YES= 65% 

156 N0=35% 

DO YOU SUPPORT REQUIRING STRS TO HAVE LOCAL 

REPRESENTATION (LOCAL MEANING CAN RESPOND IN

PERSON IF NEEDED WITHIN 1 HOUR, FOR EXAMPLE)? 

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

IN PERSON 
RESPONSE 

NO 
54% 

137 YES - Require Local Response In Person 

24/7 ( cost variable) = 31 % 

68 YES - Require Local Property Management 

(approximately 30% commission) = 15% 

205 Total respondents (46%) supported some 

type of local property management 

requirement 
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15 

150 

100 

50 

0 

16 

IF CHANGES WERE MADE TO ANY FUTURE ORDINANCE, WHICH 

CATEGORIES WOULD YOU SUPPORT "GRANDFATHERING" FOR 

CURRENT STR PERMIT HOLDERS? 
RESPONDENTS COULD CHOOSE MULTIPLE OPTIONS 

143 No Grandfathering for any existing STR 
permit holders = 32% 

127 STR Permit Transferability = 28% 

118 Proximity or Distance Limits Between STRs 
= 26% 

105 Percentage Cap Limits = 23% 

103 Annual Limit Number Nights Rented = 23% 

89 Parking Spot Limits = 20% 

89 Maximum Occupancy = 20% 

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

YES 
42% 

NO 
58% 

259 NO= 58% 

190 YES= 42% 
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17 SHOULD VARIOUS RULES FOR TRASH, PARKING, 

LIGHTS ETC., APPLY EQUALLY TO ALL HOMES IN 

NESKOWIN, OR JUST STRS? 

NO 
28% 

YES 
72% 

325 YES ALL HOMES = 72% 

124 NO JUST STRs = 28% 

18 DO YOU BELIEVE PROPERTY RIGHTS SHOULD 

DIFFER BASED ON THE AMOUNT OF TIME AN 

OWNER PERSONALLY SPENDS IN THEIR HOME? 

NO 
79% 

YES 
21% 

353 NO= 79% 

96 YES= 21% 
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19 SHOULD STR PERMITS BE TRANSFERABLE? 

YES 
TRANSFERS 

NO 49% 
NSFERS 

9% 

218 

130 

YES in all cases, including upon sale 

(no change) = 49% 

NO in all cases, NOT transferable 

upon sale = 29% 

1 Q 1 PARTIALLY in some cases (such as 
family members or any "arm-in-arm" 

transaction where the two parties 

have a pre-exist ing personal or 

professional relationship) = 22% 

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

197 YES - one STR permit per 

YES 
person= 44% 

LIMIT 1 173 NO (no change)= 39% 
44% 

79 YES - no more than 5 STR 
39% permits per person = 18% 
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21 DO YOU SUPPORT REALLOCATION OF 

ADDITIONAL TRANSIENT LODGING TAX (TLT) 

FUNDS FOR ENHANCED ENFORCEMENT OF 

ORDINANCE #84? 

22 

NO 
28% 

YES 
72% 

324 YES= 72% 

125 NO= 28% 

DO YOU SUPPORT BANNING STRS IN NESKOWIN? 

NO 
84% 

YES 
16% 378 NO= 84% 

71 YES =16% 
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THANK YOU 
Thank you everyone in the community for participating 

throughout this year long process. A substantial amount of 

valuable feedback and information has been shared and 

received between neighbors and the NCAC. 

Our committee is thankful that our community is working 

together to find common ground for all home and property 

owners in Neskowin. 

Survey results w ill be shared with Tillamook County's 

Short-Term Rental Advisory Committee & NCAC's 

Community Plan volunteers. 

19 
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Neskowin Community Advisory Committee 
December 2022 STR Survey Results 

Non-STR Permit Holder Survey Responses 

(Prepared at the Request of the NCAC Officers) 

Respondents Answering "Yes": 

%of %of %of 

Non-Perm ii Permit Combined 

Holders Holders Responses 

(284) (165) (449) Question 

93% 80% 88% Some form of Exterior signage 

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

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

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

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

79% 42% 65% Online complaint form 

74% 40% 61% STR permit limits per person 

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

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

66% 39% 57% Calculate max occupancy by "bedroom" instead of "sleeping area" 

65% 10% 45% Limit on number of nights per year annually able to rent 

62% 89% 72% Various rules should equally apply to all Neskowin homes 

61% 21% 46% Require local management 

59% 5% 39% Proximity or distance based limits 

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

57% 95% 71% Some form of transferability 

54% 18% 41% Cap on total maximum occupancy 

53% 93% 68% Grandfathering by category 

29% 8% 21% Different property rights based on owner's time at home 

27% 52% 36% Exempt condos & townhomes in residential zones from potential percentage cap 

27% 14% 22% Exempt commercial zones from potential percentage cap 

24% 2% 16% Ban STRs in Neskowin 
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Neskowin Community Advisory Committee 
December 2022 STR Survey Results 

STR Permit Holder Survey Responses 

(Prepared at the Request of the NCAC Officers) 

Respondents Answering "Yes": 

%of %of %of 

Non-Permi1 Permit Combined 

Holders Holders Responses 

(284) (165) (449) Question 

57% 95% 71% Some form of transferability 

53% 93% 68% Grandfathering by category 

62% 89% 72% Various rules should equally apply to all Neskowin homes 

93% 80% 88% Some form of Exterior signage 

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

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

27% 52% 36% Exempt condos & townhomes in residential zones from potential percentage cap 

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

79% 42% 65% Online complaint form 

74% 40% 61% STR permit limits per person 

66% 39% 57% Calculate max occupancy by "bedroom" instead of "sleeping area" 

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

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

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

61% 21% 46% Require local management 

54% 18% 41% Cap on total maximum occupancy 

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

27% 14% 22% Exempt commercial zones from potential percentage cap 

65% 10% 45% Limit on number of nights per year annually able to rent 

29% 8% 21% Different property rights based on owner's time at home 

59% 5% 39% Proximity or distance based limits 

24% 2% 16% Ban STRs in Neskowin 
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 

Donald Truxillo <donald.truxillo@gmail.com> 
Monday, FebrL1ary 13, 2023 3:56 PM 
Lynn Tone 
EXTERNAL: Support for proposed STR ordinance in Neahkanie 

{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 my strong support for the proposed STR ordinance in Neakahnie. I am very concerned about the 
number of STRs in our area and the negative effects on quality of life such as noise, trash, water usage, and parking. 

The proposed ordina nee will address a number of these issues. I support it. 

Best regards, 

Donald Truxillo 
8250 Hillcrest Rd. 
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Lynn Tone 

From: 
Sent: 
To: 
Cc: 

Randall Koch < randallkoch1@me.com> 
Monday, February 13, 2023 3:48 PM 
Sarah Absher 

Subject: 
dbenneth@comcast.net; Lynn Tone; Tracey Hauth; Chris Silkowski 
Re: Results of NCAC STR Suivey 

Thank you Dave and Sarahlll 

Randall 

Sent from my iPhone 

On Feb 13, 2023, at 3:00 PM, Sarah Absher <sabsher@co.tillamook.or.us> wrote: 

Thank You Dave, 

Lynn will be posting comments received later this afternoon. We'll make sure these get posted for 
committee and public review. 

Sincerely, 

<image00l.jpg> Sarah Absher, CBO, CFM, Director 
TILLAMOOK COUNTY I Community Development 
151 0-B Third Street 
Tillamook, OR 97141 
Phone (503} 842-3408 x34 l 2 
sabsher@co.tillamook.or.us 

··························~·-··-------------. 
From: dbenneth@comcast.net <dbenneth@comcast.net> 
Sent: Monday, February 13, 2023 2:53 PM 
To: Sarah Absher <sabsher@co.tillamook.or.us> 
Cc: Lynn Tone <ltone@co.tillamook.or.us>; 'Randall Koch' <randallkoch1@me.com>; 'Tracey Hauth' 
<traceyhauth@yahoo.com>; 'Chris Silkowski' <csilkowski@gmail.com> 
Subject: EXTERNAL: Results of NCAC STR Survey 

[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 and Lynn 

On Saturday the NCAC general membership voted to forward to you the results of the recent NCAC STR 
survey and the STR sub-committee's recommendations for revisions to Ordinance# 84 based on the 
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survey results. In addition, the general members voted to forward to you an analysis of the survey 
results bifurcated between responses from STR permit holders and those not holding STR permits, that 
was compiled at the request of the officers of the NCAC. 
Respectfully, 
Dave Benneth 
NCAC Secretary 

2 
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SUMMARY OF ORDINANCE 84 REVISIONS SECTION BY SECTION 

SECTION EXISTING PROPOSED 

Section 1.   Title.  “Tillamook County Short-Term 
Rental Ordinance” 

Title.  This section has been revised to clarify intent 
to authorize and regulation short-term rental use of 
residential properties in Unincorporated Tillamook 
County.  Language includes repeal of Ordinance 84, 
Amendment 1 in its entirety. 

Section 2.  Authority.  Pursuant to ORS 203.035 Purpose and Scope.  This section has been replaced 
to state the purpose and scope of the Short-Term 
Rental Ordinance. Purpose and scope description 
has been expanded to better reflect committee and 
program desires for reasonable regulation, 
promotion of public health, welfare and community 
livability. 

Section 3.  Purpose.  Purpose statement is to 
regulate short-term rentals in order 
to enhance public safety and 
livability within Tillamook County 

Definitions.  This section is now the Definitions 
section of the Ordinance.  Definitions list has been 
expanded to define newly proposed terms, create 
new definitions and to clarify existing definitions 
 

Section 4.  Applicability. States where 
Ordinance is applicable- 
Unincorporated areas of Tillamook 
County.  Includes exception language 
for uses that do not require a Short-
Term Rental Permit. 

Annual Short-Term Rental Registration Certificate 
Required, Basic Requirements for a Registration 
Certificate.  No Nonconforming Use Status 
Conferred.  Subsections include requirements for 
obtaining registration certificate and draft example 
language for Caps and Density Limitations (example 
of implementation of two regulatory tools. 

Section 5.  Definitions. Includes definitions that 
are applicable to Ordinance 84, 
Amendment #1 

Application and Fees.  Lists required information for 
application of Short-Term Rental Registration.  
Includes language  allowing site visit to property by 
County STR Administrator during application review 
and during operation of a Short-Term Rental.  
Includes process for addressing incomplete 
applications and establishes minimum fees for 
application review, inspection and alteration of 
existing registration certificate. 

Section 6.  Standards. Requires compliance with 
standards for operation and 
advisement of enforcement action if 
standards are not complied with. 

Terms of Annual Registration Certification and 
Renewal. Establishes terms for length of time and 
transferability.  

Section 7.  Short-Term Rental Permit Required 
and Revocation. Short-Term Rental 
Permit Required and Revocation.  
Language requires compliance with 
Short-Term Rental requirements and 
contains enforcement language if 
requirements are not adhered to.  

Application Required and Burden for Registration 
Approval and Renewal.  Section outlines 
requirement for demonstration that application 
meets the standards required by this Ordinance.  
Establishes burden of proof to demonstrate 
compliance with applicable criterion.  Requires 
certification by registrant that information provided 
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Requires owner to obtain a short-
term rental permit prior to operation 
of the short-term rental.  Requires 
compliance with all other County 
Ordinance or State Law.  Requires 
contact person to schedule fire and 
life safety inspection with County 
within 30-days of submittal or permit 
application and that inspection will 
be performed by County by the end 
of the next working day.  Short-Term 
Rental Permit shall not be issued 
until rental passes inspection.  
Where inspection is not approved, 
reinspection shall occur within 30 or 
60 days are determined by the 
Building Inspection.  If repairs are 
not rectified at the time of re-
inspection, permit application shall 
be invalidated.  Reapplication and 
payment of fees is required.  
Includes provisions for permit 
renewal, billing requirements, and 
Department action if permit is not 
renewed within specified timeline.  
Transferability language requires 
property owner to provide notice of 
changes within 30-days.  Revocation 
of Permit language and ability to 
appeal decision to the Board of 
County Commissioners. 

is correct and truthful.  Establishes parking standards 
and requires parking diagram.  Requires 
demonstration of transient lodging tax compliance.  
Requires applicant to demonstrate all of the criteria 
of Section .080 are satisfied at the time of initial 
application and renewal.  Establishes inspection 
requirement of rental at initial application and every 
third year. 

Section 8.  Fees Established. Establishes fees for 
application and renewal of a short-
term rental permit.  Includes 
language for increase of fees. 

Operational Requirements and Standards for Short-
Term Rentals.  Establishes operation requirements 
and standards for qualification to obtain or retain 
short-term rental registration certificate.  
Requirements include maximum occupancy 
provisions, occupancy maximums during daytime 
hours, requirement for off-street parking, establishes 
quiet hours.  Includes requirement for zoning 
compliance.  Requires electrical, structural, 
plumbing, venting, mechanical and other 
improvements to a short-term rental to be 
completed by a licensed and duly qualified 
contractor. Requires contact information to be 
posted and includes requirements for availability of 
contact person.  Outlines fire and life safety 
requirements including provisions for a fire 
extinguisher; electrical outlets and wall switches; 
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GFCI receptacles; smoke detectors; carbon monoxide 
detection/alarm devices; fireplaces and fuel burning 
heat sources; stairways; guardrail requirements; 
emergency escape and rescue openings for 
bedrooms; and solid waste collection.  Includes 
mandatory postings for rental properties.  
Establishes prohibitions for use of vehicles and ADUs 
for short-term rental use.  Requires posting of Good 
Neighbor Policy in rentals. 

Section 9. Short-Term Rental Permit 
Application Requirements.  Outlines 
application packet submittal 
requirements.  Requirements include 
property owner information, 
certification by the County Building 
Official confirming inspection 
requirements have been met, 
determination of maximum 
occupancy and a site plan (limited to 
dimension and location of the 
available parking spaces as required 
by subsection 6(a)(S) of the 
Ordinance.  Requires contact person 
information, proof of liability 
insurance, proof of garbage service 
and completed Transient Lodging Tax 
Registration Form. 

Additional Inspections Required.  Requires 
inspection at initial application and every three years 
thereafter.  Requires inspection for compliance with 
building codes include applicable fire and life safety 
codes.  Requires inspection of onsite sanitation 
inspection that requires either an Authorization 
notice of the existing system. 

Section 10. Continuation of a Short-Term 
Rental.  Requires re-inspection of a 
short-term rental every three (3) 
years and establishes fee for 
reinspection. 

Additional Requirements and Prohibitions.  
Establishes on-going requirements for the operation 
of short-term rentals in Tillamook County.  Includes 
required information (registration number) to be 
included on all advertisements.  Includes provisions 
for required response to complaints, establishes 
protocol for contact person response with 
implementation of STR hotline, includes 
requirements registrant or authorized agent to 
maintain record of complaints, including language 
requiring record to be available for County 
inspection upon request.  Establishes provisions for 
inspection of registered short-term rental, including 
directives for when inspection by County STR 
Administrator may occur.  Establishes prohibitions 
for specific activities on short-term rental properties 
including events such as wedding ceremonies, 
unattended barking dogs and activities that exceed 
noise limitations included in the Ordinance. 

Section 11 Complaints.  Establishes process for 
lodging complaints regarding short-

Implementation of this Ordinance and Applications 
to Short-Term Rentals registered and Operating on 
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term rental activities.  Requires 
complaining party to first attempt to 
communicate with the designated 
contact person for the rental.  
Requires 20-minute response time 
by contact person.  Establishes 
process for filing complaint with the 
Department of Community 
Development, development of 
report, maintenance of written 
records and code enforcement 
action taken through issuance of 
citation, revocation of permit or 
denial of request for renewal of 
permit. 

the Due Date of Its Adoption.  Requires all 
new/initial operating licenses issued after the date 
this Ordinance is adopted to implement and comply 
with all provisions contained in Ordinance.  Section 
governs implementation and applicability of 
Ordinance to short-term rentals that are lawfully 
established, registered and operating on the date of 
adoption of the Ordinance.  Establishes criteria for 
determination of a lawful pre-existing short-term 
rental.  Includes example language for deferred 
compliance of lawful pre-existing short-term rentals I 
relation to established caps and density limits.  
When operation of a short-term rental must be 
curtailed or eliminated as a result of the Ordinance, 
establishes compensation provisions and process for 
reasonable investment in a dwelling as a short-term 
rental. 

Section 12 Compliance, Hearings and 
Arbitration.  Includes revocation 
language for three (3) or more 
violations related to the same short-
term rental within one (1) year. 
Violation includes non-payment of 
Transient Lodging Tax and violation 
of County Ordinances.  Requires 
written notice of closure or 
discontinuation of a short-term 
rental.  Establishes that failure to 
renew a short-term rental permit 
within 30-days of the permit renewal 
date will result in permit expiration.  
Re-activation is a new permit.  
Establishes hearing process before 
Board of County Commissioners.  
Includes arbitration process. 

Violations.  Outlines conduct that constitutes a 
violation of Ordinance and determines conduct to be 
civil infractions.  Conduct includes discovery of 
material misstatements and providing false 
information at the time of initial application 
submittal or renewal; representing, advertising or 
holding-out a dwelling where a registration 
certificate has not been issued; advertising or 
renting a short-term rental in a manner that does 
not comply with the standards of the Ordinance; and 
failure to comply with substantiative or operation 
standards or any conditions attached to a 
registration certificate. 

Section 13 Enforcement, Penalties.  Requires 
enforcement of Ordinance by 
Department.  Establishes Ordinance 
may be enforced by Department or 
Tillamook County Sheriff’s Office.  
Establishes person who issues 
citation shall be responsible for 
representing county and prosecuting 
the citation in court unless 
defendant hires attorney.  If attorney 
is hired, Tillamook County Counsel 
shall represent the County in court.  
Establishes penalties with maximum 

Penalties.  Establishes penalties and fines per 
violation.  Establishes that each 24-hour period in 
which a dwelling is used, or advertised, in violation 
of the Ordinance or any other requirement or 
prohibition of the Tillamook County Code is 
considered to be a separate occurrence and a 
separate violation for calculation of fines.  
Establishes provisions for revocation and suspension 
of a Short-Term Rental Certificate.  Includes receipt 
by the County of three (3) or more complaints about 
the short-term rental within a 12-month period; 
discovery of material misstatements and false 
information; and revocation or suspension of Short-
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fines per day.  Establishes that each 
day of violation is a separate office 
and is separately punishable.   

Term Rental Registration Certificate due to health 
and safety issues.  Establishes process for 
notification of suspension or revocation of Short-
Term Rental Registration Certificate. 

Section 14. Severability. Appeals of County Decisions Regarding Short-Term 
Rentals.  Any decision by the County approving, 
denying or revoking a Short-Term Rental Registration 
Certificate may be challenged.  Establishes process 
for appeal of a decision including provisions for filing 
requirements; establishing a Hearings Officer as 
responsible party for deciding all appeals under 
Ordinance; provisions for time of filing; establishes 
fee for appeal; ability for County STR Administrator 
to establish administrative procedures for the appeal 
process; and when the hearing must take place.  
Establishes that appellant shall have opportunity to 
present evidence and argument as may be relevant 
at the hearing.  Establishes that Hearings Officer’s 
decision shall be based upon the record. Establishes 
standards for review and decision.  Establishes 
Hearing Officer’s decision is final and appealable 
only by writ of review to Tillamook County Circuit 
Court. 

Section 15. Repeal of Existing Ordinances. Severability. 

Section 16. Effective Date.  
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Public Comments 
Tuesday, January 3, 2023 11 :55 AM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Ordinance 84 
Resized_20220705_ 144233(1 )001.jpeg; 20220611_205117.jpg; 20220618_ 160205Jpg; 
20220924_114418Jpg;20220603_131616Jpg 

From: Nicholas Lenzi <dnlenziS@gmail.com> 
Sent: Tuesday, January 3, 2023 10:08 AM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Cc: Lenzi, Carina Marie <carinalenzi5@gmail.com>; Lee, Anita <superneetlee@gmail.com>; Lenzi, Marty 
<maclenzi@aol.com>; Nicholas Lenzi <dnlenzi5@gmail.com> 
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, 
I would like to voice my concern over the county's plan to move forward with this ordinance. The tools, although well 
intended, I feel are too controlling and paint too wide a brush stroke of limitation targeted at corporations with multiple 
property ownership. 
We purchased our home in Pacific City as part of a 1031 exchange from a sale of family owned property, that was left as 
a legacy by my parents. This is my inheritance and I specifically chose this location because of my love of the central 
Oregon coast. Our hope was to keep the property as a rental until which time we could convert the property as our 
primary residence upon my retirement in a few years. 
Me and my family enjoy the coast so much and have spent some very wonderful stays in our rental property. We love 
the beaches, just sitting there and watching the waves, whales, and pelicans. We have storm-watched, bird-watched, 
ate, laughed, fished, bird hunted, and crabbed during our stays, because this was our plan for the property. It was to be 
our dream home. 
Our choice of home also was made because of the wonderful facilities at the Pacific Seawatch community, which has a 
pool and recreation center. As a swimmer, I wanted to have a pool that I could use as I age. 
Temporarily keeping this home as a rental throughout the year would allow this dream to come true. Ordinance #84 
threatens our family's enjoyment of the coast and the possibility of someday moving there full time. Without a STL 
permit, we would not be able to secure the taxes and monthly expenses associated with keeping the property. 

This is my family's legacy. Please do not rob us of this. 

Sincerely, 
D. Nicholas Lenzi 
503.926.3685 

1 
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Public Comments 
Thursday, January 5, 2023 9:46 AM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Public Comments from an STR owner in Tillamook County 
IMG_5475.MOV 

From: Karen Jackson <manager@awlpropertiesllc.com> 
Sent: Wednesday, January 4, 2023 7:42 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Public Comments from an STR owner 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.] 

Dear Tillamook County Commissioners and STR Advisory Committee, 

I am writing to you to share my experience as an owner of a Short Term Rental in Unincorporated Tillamook county 

Our family has fallen in love with the Oregon Coast and have wanted a slice of heaven there for several years. The only 
way we could achieve that was to purchase a property that we could use as a Short Term Rental to help pay for the cost. 
In December of 2021 we bought a little AFrame cabin in Falcon Cove. 

The market was very hot and in order to get the property, we had to waive inspections. We didn't realize just how 
neglected the property was. Over the past year we have spent $175,000 restoring it from a new septic system, roof, 
irrigation, plumbing, electrical, deck and landscaping. It was a very long year. With the delays in getting permits, the rain 
and more and more surprises, it seemed we would never finish. I'm learning that many second home owners neglect 
their property as did the prior owners of our little cabin. Luckily we were able to obtain our STR permit and are finally 
renting through a property management company. 

Although it was a long year, we enjoyed our time at the cabin doing some of work ourselves. My teenage boys cut up 
branches from a tree that fell and repeatedly did other yard clean up. We also supported the local contractors with the 
$175,000 investment I mentioned above. I know many families who are investing in vacation homes by king them short 
term rentals so they can afford it. In studying how to do it properly, I learned it is best to put the property into an LLC to 
protect ourselves from unscrupulous renters. This is a common strategy for families investing in a vacation home, even 
when owning just one. It has been quite a learning curve and I'm excited to see my dream come true. 

My husband and I are hoping to retire in a few years and spend half of our time at the cabin and the other half in a 
warmer climate. We are looking forward to having this cabin in our family for decades to come. Being able to continue 
to use our property as a short term rental will allow us to do that and to continue to contribute to the local economy in 
the County. Most STRs are owned by individuals or families and many would be adversely effected by restricting our 
right to use our property in the way we planned. 

I urge you to not impose restrictions on STRs and focus on enforcement of already existing laws related to STRs, and 
also other laws that are often broken by non STR homeowners. I'd be happy to answer any questions if needed. 

Below I'm sharing some photos of our family working on the cabin and dining in unlanscaped yard 
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Thank you for your consideration, 
Karen Jackson 
44935 2nd Avenue, Arch Cape, OR 97102 
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Karen Jackson 
manager@awlpropertiesllc.com 
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Lynn Tone 

From: Public Comments 
Sent: Thursday, January 5, 2023 9:46 AM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Tillamook County Commissioners & STR Advisory Committee comments 

From: Christine lijima <christine@steveandchristine.com> 
Sent: Tuesday, January 3, 2023 10:52 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Tillamook County Commissioners & STR Advisory Committee 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 Whom it May Concern, 

Recently I have heard concerns that corporations are taking over, buying property and renting without 
regulations. Many of us, including my family, are owners of a single property trying to make good use of a 
second home. 

My family and I built a second home in Netarts and followed in my in-laws footsteps and rented the house to 
vacationers in order to help pay for the expenses of the house. We use the house for ourselves a couple of 
times a year as a home base for our daughters and hope to retire there one day. We are not a large 
corporation trying to make a profit. In 19 years, we made a profit in only one year. That is not a means to 
support all the expenses of the house. We rented it out ourselves for many years, but when the tax 
requirements and fees became more complicated, I finally resorted to using a property management company 
to help ease the burden. As far as I know, there has never been a complaint by neighbors of noise, parking or 
excess garbage by any of our renters. 

Our home supports as many as 10 people and has parking for at least 4 vehicles. We have no other homes 
around us. We wish to comply with regulations so that we are not a burden on the community. Our home uses 
less water, septic and electricity than a full-time resident as it is occupied by renters about four months of the 
year. We do not overburden the local utilities or house capacity capabilities. 

Our family works hard to keep the house in good working condition, and we use companies in the area, 
including landscapers, plumbers, appliance and furniture stores. We definitely support Rosenbergs. We eat at 
local restaurants and tour parts of the area. We support Tillamook's economy. 

My property taxes reached $7000 this year. We also pay 10% of the income from renters, $250 to renew our 
Short Term Rental permit, and operator license fee of $750 per year. Our rental income does not pay for 
mortgage, insurance and costs of upkeep. We are hoping there are fewer restrictions and fees to rent out our 
home. 

In support of Tillamook County, 
Steve & Christine lijima 
[Enjoying Netarts Bay] 
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Thursday, January 5, 2023 9:45 AM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: STR Owner 

From: james farrow <jamesrcfarrow@gmail.com> 
Sent: Tuesday, January 3, 2023 4:18 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: STR Owner 

[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 wife and I own a STR in Oceanside and are using the property for some additional income before we move to 
the coast and retire. We love the community and respect our neighbors who have never complained. We are selective 
with our guests who we invite to explore the area and spend their money at local restaurants and stores. We also stay 
at STR when we travel. WHAT A GREAT SYSTEM! 

James and Family. 
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Lynn Tone 

From: Public Comments 
Sent: Tuesday, January 3, 2023 7:46 AM 
To: 
Subject: 

Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: STR regulations 

From: Mock, Mandy J <mandy.j.mock@intel.com> 
Sent: Monday, January 2, 2023 1:04 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Cc: MANDY.J.MOCK@GMAIL.COM; 'Jason (jasoncmock@yahoo.com)' <jasoncmock@yahoo.com>; Oceanside NA 
<oceansidefriends@gmail.com> 
Subject: EXTERNAL: STR regulations 

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

Tillamook County STR Advisory Committee, 

Thank you for taking the time to read this input. We are owners of a triplex in Oceanside that has 2 
STR licenses on it. We purchased the property in Jan 2020, and have been working to remodel it 
since. We use the property for multiple things - one unit is a long term rental to the family of a 
construction worker. We also visit the coast frequently to use the properties ourselves. With the 
remodel completing soon, we will also start to rent out two units as STRs when we are not using 
them. 

We bought the property based both on our desire to be able to enjoy it for our family use and the 
expectation that we would be able to offset the costs through the rentals. Changing that ability would 
be a significant hardship for our family's ability to continue to make the mortgage payments on the 
property. We've invested a lot in the property, renovating it from a crazy design and very poor 
maintenance to something that can be enjoyed by both us and others. 

We do believe there is room for both STRs and long term residents in the community. From reading 
the many comments, it seems clear that most issues stem from complaints around parking, noise and 
garbage. We feel that it's critical for us to focus on resolving those issues vs limiting the number of 
STRs or the number of licenses a family can have. As well, it's clear to us that those kinds of issues 
can easily arise from any use of the houses - guests of owners cause these kinds of issues too. 

To help with this, we think we should increase the enforcement of the issues mentioned above. We 
have a few proposals: 

1) The current issue reporting system is really not adequate, as it relies on neighbors calling STR 
owners or management companies and them responding to the complaints. This can be 
difficult for small STR owners who are often some distance away. We would propose a small 
increase in STR taxes to fund hiring part time community representatives who could talk 
directly to STR guests if there is a noise issue. 
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2) Rather than mandating each STR have a parking space per bedroom +1, limit the numbers of 
cars they can have to the number of spots they have. And go back to the existing STR 
licensed houses and get them to put in parking if they don't have it in order to be able to renew 
the licenses. There are many units (for example on Portland Ave in Oceanside) that clearly 
don't have parking spots. 

3) Work with the garbage company to enable 2x/week garbage service, including 'walk-up'. This 
means that the garbage service will come up to the house to get the cans vs them having to be 
at the street. It results in much more consistent pickup of the trash (since the current pickup 
frequently doesn't align with the days renters check in and out) and fewer issues with animals 
in the trash. 

Let's address the real issues at hand. It's not about how many STRs there are vs long term owners or 
renters. It's really about making sure we are all treating our community respectfully and creating the 
type of environment we all want to live and vacation in. 

Thanks, 
Mandy & Jason Mock 
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Friday, December 30, 2022 1 :24 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: STR Personal Story 

From: Kim Braasch <kimmeelu@yahoo.com> 
Sent: Friday, December 30, 2022 1:10 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: STR Personal Story 

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

Dear Tillamook County STR Advisory Committee, 

I have a STR permit in Tillamook County, and I'm a single woman working full time remotely from Manzanita. I live 
elsewhere each summer and rent my home through Vacasa each June, July, August and September. This income helps 
maintain my home and made it possible for me to buy a condo in California for my son. I can stay there in the summer 
and see friends and family in the area. 

I grew up in Salem and always enjoyed visiting the coast with my family. My family and friends are welcome to visit 
while I'm here and I'm much less controlling about visitors since I turned my house over to others each summer. 

A perk of leaving my home in the summer is living lightly in the summers and reviewing my stored possessions each year 
in October. No more messy build up of stuff! 

Sincerely, 
Kim Braasch, Captain's Quarters 

Sent from Yahoo Mail on Android 
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Friday, December 30, 2022 1 :23 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Re: STR Personal Story 

From: Kim Braasch <kimmeelu@yahoo.com> 
Sent: Friday, December 30, 2022 1:17 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Re: STR Personal Story 

[NOTICE: This message originated outside of Tillamook County -- DO NOT CLICK on links or open attachments unless 
you are sure the content is safe.] 
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My STR and family fun at Captain's Quarters in Manzanita, OR. 

Sent from Yahoo Mail on Android 

On Fri, Dec 30, 2022 at 1 :09 PM, Kim Braasch 
<kimmeelu@yahoo.com> wrote: 

Dear Tillamook County STR Advisory Committee, 

I have a STR permit in Tillamook County, and I'm a single woman working full time remotely from Manzanita. I live 
elsewhere each summer and rent my home through Vacasa each June, July, August and September. This income helps 
maintain my home and made it possible for me to buy a condo in California for my son. I can stay there in the summer 
and see friends and family in the area. 

I grew up in Salem and always enjoyed visiting the coast with my family. My family and friends are welcome to visit 
while I'm here and I'm much less controlling about visitors since I turned my house over to others each summer. 

A perk of leaving my home in the summer is living lightly in the summers and reviewing my stored possessions each year 
in October. No more messy build up of stuff! 

Sincerely, 
Kim Braasch, Captain's Quarters 

Sent from Yahoo Mail on Android 
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Rental Limitation Appeal - written comment 

I am writing to offer my concerns about the current rental unit moratorium currently in effect. 

I understand that a portion of the reasoning behind this matter is a likely shortage of workforce 

housing - a problem that exists throughout Oregon. However, our home in Shorepine Village has a real 

market value of $875,000 and it is unlikely it would be accessible to workers seeking to buy a home. It is 

also unlikely that it would be affordable to member of the local workforce as a rental based upon ROI 

statistics. 

In reading materials regarding the committee study in Tillamook County, there is reference to the fact 

the percentage of rentals in the Pacific City/Woods area is considered high. However, Pacific 

City/Woods is not a residential area - it is a tourist destination and provides considerable economic 

return based upon this fact. Tourists making short-term visits are unlikely to purchase a home but 

rather rely about the availability of rental units. 

I don't know the exact impact of tourism on Pacific City but comparable to the number of rental units, I 

would suspect that tourism revenue is also disproportionately high compared with other segments of 

the Pacific City economic base. 

When we built our home we were 60 years old. We also live in Pendleton. Now, twenty years later, 

the drive to Pacific City is considerably more challenging and in fact, presents both a hardship and a 

danger for senior citizens. 

As a property owner in Pacific City, I too am concerned about the growing presence of tourists 

whether they are making day trips or occupying short-term rentals. However, we were well aware of 

that potential when we made a decision to build there. Pacific City is a desirable location which leads to 

its popularity. It's a tradeoff. 

As homeowners we pay Tillamook County property taxes as well as utility fees to the PUD, garbage 

service, and water. Our streets are private and maintained by the homeowner's association. 

In addition, the property tax does not take into account that by county action, the value of our home is 

impacted. 

Earlier I used the term disproportionality. As non-residents, we are a valuable support to Tillamook 

County. We pay school taxes and bond issue fees but do not need the schools, we have minimal impact 

on roads, law enforcement, social services, health services, and administrative services, the justice 

system or libraries. In terms of county budget questions, I do not believe we are the villains because we 

give far more than we take. 

Respectfully Submitted 

George Murdock 

Pendleton, Oregon 
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January 8, 2023 

Tillamook County STR Advisory Committee: 

Our family owns a beloved beach house in Neskowin with a STR permit. We have been asked to share 
our families personal stories to dispel the myth that permit holders are large corporations. The 
unfounded belief is they have moved in, purchased multiple homes and exploiting our neighborhoods 
for their financial gain. Why is this a concern when this appears to be non existent and no proof? 

I find this approach to support the STR opposition offensive by having to continue to defend our 
property rights against another unfounded claim. County records should clearly show or indicate if 
corporations are in fact purchasing or own large numbers of STRS. I have been unable to find any 
documentation supporting corporate investment of STRS in our area. 

Most permits are held by one group or person and very few have more than one permit. 

Additionally, as a Realtor working on the Oregon Coast and Willamette Valley over the years, I have 
yet to see corporations take over any neighborhood in the markets I serve. It may have occurred 
someplace but not here. 

It has also been said that some full time residents believe that part time residents do not contribute to 
the livability of our communities. STR owners are as much a part of this community on all levels as full 
time residents. 

Our Neskowin neighborhood is comprised of 17 houses on our street. Of those homes 3 are full time, 
11 are part time vacation homes and 3 are short term rentals. All 11 part time residents and all of the 
owners of the 3 short term rentals participate in our community. 

We all have donated time, money, set up and managed fundraisers, managed many aspects of the golf 
course, holding free golf camps for kids, beach clean ups, installing life rings along the beach, filling in 
pot holes on Hawk St, 4th of July events, provide free community wide bbq dinners, live summertime 
music, traffic direction during flooding and so much more. 

Our beach cottage was purchased for several reasons but most importantly to have a place where our 
family could enjoy the beach and make memories. Our family grew up in the Seaside/Astoria area so 
we have a very close bond with the Oregon Coast and wanted to share that with our family and friends. 

Just as important is our property rights, having the option to use our cottage as an STR if we so choose. 
That would include financial planning for our future, and providing our kids a way to offset overhead 
and not be forced to sell when they inherit the cottage upon our passing come to mind. 

Our entire family enjoys our cottage for all holidays as well as many visits throughout the year. Most 
recently my Brother and his family brought their Son to visit while home from college. His first request 
was to go to the beach! Our Granddaughters have grown up here, and last March our Son proposed to 
our Daughter in Law at Proposal Rock. (see family pies below) 

Tillamook County STRs are nothing close to being corporate owned. These are homes that are family 
owned, loved and enjoyed for many generations. We love our neighbors and community and we are all 
involved on many levels to make this a better place to live and play. 
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Dennis and Shelia Clark - Neskowin, OR & Florence, OR 

4072 of 5195



4073 of 5195



To: Tillamook County Short Term Rental ordinance review 

I write in support of needed changes to Ordinance 84. We have owned a home on Saghalie in 
Pacific City for over 20 years. Saghalie is a small cul-de-sac, with 5 homes and limited parking. 
The public portion of Saghalie needs to be unobstructed in order to provide access to first 
responders and medical vehicles as needed, delivery vehicles, law enforcement, access to 
homes, and general livability. Last year the county gave a permit for STR to investors who 
bought the house at 7250 Saghalie. The STR is managed by Meredith. The house has a two 
car garage and a parking apron for two additional vehicles. Because of it's positioning on the 
street, vehicles parked behind the apron protrude into the street, interfering with or blocking 
access. It is common, however, for renters to not use the garage, and to park 4, 5, 6, even 8-
10 vehicles outside, all but two of which are in the public street, which creates a dangerous 
congestion on the treet. Complaints to Meredith about this are met with polite gaslighting. 
Complaints to renters invite confrontation. Meredith blames the renters, the renters blame 
Meredith, and the bad situation continues. 

A large reason for this, and other livability problems, is the way Ordinance 84 is written. It 
provides the illusion of at least some regulation but is in fact toothless, almost as though written 
by realtors and STR management companies. For example, it provides that parking violators 
(I.e. renters who will by definition be leaving) can be ticketed and fined. Imagine calling the 
overworked Tillamook County sheriff's office to ask that an officer drive to Pacific City to issue a 
parking ticket! How effective can that be? The ordinance should put responsibility for this, and 
other violations, directly on the STR managers and owners in addition to renters. It should 
provide clear, easily enforced rules, such as: imposing fines of at least $1000 per violation on 
owners and managers, placing their permit to rent on probation automatically upon the first 
violation, suspending the permit automatically upon the second violation, and revoking it 
automatically upon the third violation, with provisions for reinstatement only after a hearing (at 
which neighbors must be invited to testify). Permits should not be reinstated unless Owners 
and STR managers adopt clear, easily enforced rules to prevent future violations. 
Ordinance 84 as written puts the onus of enforcement, such as it is, on victims and -as to 
parking-on renters. It creates a lengthy and expensive process to challenge permits. This is a 
disincentive to homeowners impacted by violations to try and have them cured or stopped. It 
appears toothless and, to me, disingenuous. 

I am concerned also about the potential liability of Tillamook County for its role in creating 
situations such as the parking danger mentioned above, by adopting illusory "regulations". 

I also support the measures proposed by Save Our Neighborhood . I appreciate that STR taxes 
are nice, but that should be balanced with the safety, needs, and interests of us all. After all, we 
own homes here. We pay taxes too. We support our community. And we vote. 
Jim Bartels, bartels.jim@gmail.com 
January 8, 2023 
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Lynn Tone 

From: 
Sent: 
To: 
Cc: 
Subject: 

Larry Jackson <jacksoda111@yahoo.com> 
Sunday, January 8, 2023 3:24 PM 
Lynn Tone 
Sarah Absher 
EXTERNAL: Short Term Rentals 

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

My name is Debbie Jackson and we own a home in Pacific City. Our house was the very first house to be built on the spit 
on Sunset Drive in 1952. My grandfather built this home himself as he acquired the money to build it. They lived in a 
army tent as he built the house (dedication). Both my grandparents were a huge part of Pacific City. My grandfather was 
a master fisherman/dory boat builder and his name is on the plaque located at the cap, Ted (Shorty) Howe. He was 
named by Oregon Sate University as the first master fisherman in Oregon 

My grandmother had a local business where she sold hand made items she created. 
My grandparents knew just about everyone in Pacific City. My grandfather was an area leader. he belonged to the group 
"Save Our Sands" in 1960 to relocate and transverse the PC Spit with a bridge and prevailed against the commissions 
plans and the southern portion of the spit is now known as Bob Straub Park. 

As a child, my siblings and I would spend our summers with grandma and grandpa, and it was such a special time. After 
my grandparents passed away, the property went to my parents, and now is owned by my sister and myself. We have 
been part of this community for all our lives. 

We have rented our home to friends and work acquaintances since the late 80's in order to pay for taxes and upkeep. We 
have had a rental permit for years and currently have our home rented thru VRBO and managed by a local property 
manager. We even have full time residences that rent our home for their families to be close for vacations. The income 
from this STR has allowed us to keep this home in the family, pay for taxes, monthly bills, remodels, improvements and to 
allow us to maintain the integrity of the home to benefit our full time live in neighbors all around us. We hire local business 
and purchase from local companies for all our needs, and spend many months at our home for vacations and 
maintenance. 

I am a very concerned property owner at this time considering the options that are being considered by Tillamook County 
and the limitations being considered to my property. 

1) Limitation of number of nights--- This could drastically decrease the income from our rent and not allow us to maintain 
the home, thus creating an eyesore for our neighbors and community. 
2) Permit for Primary Residence--- How can I live here and still rent my home? How can I choose where to live? Divide 
my primary residence? Many people own second homes, and the coast is normal for people to own a vacation home. 
3) Distance & Density Limits--- Don't understand how you can tell a property owner they can NOT rent their home. Most 
all rental properties are being managed by locals, thus providing jobs and consistency. 
4) Establishment of a Cap--- Most of the rental HOMES, are rented to help pay for taxes and improvements. This creates 
tourism which creates revenue for all local business. 
5) Transferability Prohibitions or Limitations-- This does not make sense, since many of the local homes have been in 
the family for years and as people die, they will need to sell. Again, 2nd homes are popular at the coast, and this would 
limit the sale of the home if they can not rent it to pay for taxes and upkeep. 
6) STR Ownership Limitations-- I don't believe there are multiple corporate entities in the small town of Pacific City, 
however I don't know the percentage. My guess is most homes are privately owned. 

As a loyal and long term residence of Pacific City, please take in account that many of the homes in this town are family 
owned and require STR to keep their property in good standing. 

thank you, 
Debbie Jackson 
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 

Maureen Bradley <bradleym04@gmail.com> 
Sunday, January 8, 2023 10:31 AM 
Lynn Tone 
EXTERNAL: STR 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.] 

Dear Lynn 

Thank you for the work you are doing to collect feedback regarding short term rentals in Tillamook 
County. I am the owner of a home in Pacific City Heights who is completing a major remodel of my 
home. My desire has been to support the local economy and to use all local contractors and subs. I 
also wish to continue to offer it as a short term rental on a limited basis because the options are very 
slim in Tillamook county and, as someone who loves to visit the coast, I know this would be very 
frustrating if STR were no longer available. 

I live in an area of Portland that allows short term rentals so I understand and completely agree with 
the need to be respectful to my neighbors. My goal is to keep my home looking beautiful and to limit 
the types of renters that come into my home. Because I have put a lot of high-end features into my 
home, I will never allow it to become a "party" house. There are several other STRs on my street 
and, knowing these neighbors, they are also very respectful of this practice and would not do 
anything to upset the neighborhood. 

My belief is that STRs help the local economy in many ways as it encourages owners to keep their 
homes looking nice and to hire local workers. The more visitors we have at the coast, the more it 
helps our local businesses and restaurants, etc. I believe it would be a disservice to the local 
economy to restrict STRs. 

Thank you, 
Maureen Bradley 
503-307-8091 
7345 E. Summit 
Pacific City 
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 

Candice & Gregory Miller <gandcm@gmail.com> 
Saturday, January 7, 2023 12:36 PM 
Public Comments; Sarah Absher; Lynn Tone 
EXTERNAL: Upcoming January 10th STR Advisory Committee 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. Absher, County Commissioners and Short-Term Rental Advisory Committee, 

We are full-time residents and live in Neskowin, South Beach. 

We totally support the statements in Mark Roberts public comment submitted for the May 3, 2022 meeting 
regarding code enforcement and improving the specifics in the current STR ordinances. 

Further, there should be a set amount of TL T funds devoted to enforce and resolve STR related 
complaints. From our experience, many complaints are filtered as to when and who will come out to 
investigate. Often, the infractions occur during the weekend when the Community Development Office is 
closed. Law enforcement is more effective when it is immediate and not done days later. 

An online database should be created that has all the contact information for any STR. Legible signs with that 
information should also be required on every STR property. If there is no signage, the permit should be 
suspended until one is installed and follows all guidelines. We also believe that this contact person/entity 
should be able to be at the property within the hour to address any complaint. 

Create an easy method to file a complaint: 
Please see the Newport OR link as a excellent example of an online Incident Complaint Form: 
https://lodging.munirevs.com/complaint/?cityid=572 

Remove the cap on the STR licensing fees. As inflation rises, so should the fees for STR permits. 
Since there appears to be no budget for STR regulation enforcement, the County needs to get up to speed in 
raising TL T funds to police STRs beyond the present and for the future. 

We believe the County should also consider annual renewals for STR permits. It seems that once you 
are issued a permit, it doesn't matter how many complaints or regulations you break, you will have that permit 
in perpetuity. This is unacceptable. 

Sincerely, 

Candice & Gregory Miller 
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Lynn Tone 

From: Public Comments 
Sent: Friday, January 6, 2023 2:54 PM 
To: 
Subject: 

Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Short Term Rentals 

From: mej5225@aol.com <mej5225@aol.com> 
Sent: Friday, January 6, 2023 12:24 PM 
To: Public Comments <publiccomments@co.tillamook.or.us>; publicaffairs@vacasa.com 
Subject: EXTERNAL: Short Term Rentals 

[NOTICE: This message originated outside of Tillamook County 0 - DO NOT CLICK on links or open attachments unless 
you are sure the content is safe.] 

To county and state 
The Oregon coast is public. And public access is long ago established. 
Restriction on short term rentals will only serve to reduce public access to our public beaches. 
Particularly in summertime, rental cost are at a premium and reducing rental availability will just drive 
up short term costs on whatever rental property is available while at the same reducing STR 
availability and hence reducing optimum beach access. 
This will hurt owners who need to rent to own property by the beach like myself a retiree needing 
income. 
This will violate rental property precedents in place when beach properties were purchased. 
This hurts owners. 
This hurts local tourist related businesses. 
Care is needed when considering any change to STR for impacts on STR owners and local 
businesses. 
The concerns are driven by Elite owners who no not need STR. !!!! 
Thanks 
Mitch Jones 
Rockaway beach STR owner 
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Lynn Tone 

From: Public Comments 
Sent: Friday, January 6, 2023 12:09 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: STRs in Tillamook County - Ordinance #84 

From: Pam Statz <pamstatz@gmail.com> 
Sent: Friday, January 6, 2023 10:02 AM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: STRs in Tillamook County - 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.] 

Tillamook County Board of Commissioners & STR Advisory Committee, 

My husband, Justin Graham, and I own a STR, The Lazy Pine, at 8180 Nehalem Rd, Nehalem, OR 97131. We've been 

fortunate to own it for about five years and we love spending as much time at the house as we can with our family 
and friends. https://www.vacasa.com/unit/84292 

The Lazy Pine is our only property other than our home in Portland. We couldn't afford it without the 
ability to offer it as a Short Term Rental. We rely on that money to help cover our mortgage 
and utilities. We also appreciate having vacation renters stay. I would hate to have it sit empty 
between our visits. Our home is meant to be enjoyed. Having renters, many of whom are repeat 
guests, helps us keep track of maintenance issues and needed repairs that we might miss if our 
home were only occupied occasionally. We take our duties as homeowners very seriously -- as 
seriously as our home in Portland. The safety of the community and our guests is our number one 
priority. We allow only two cars to park at the property and are diligent about keeping the landscaping 
neat, and the house well maintained. 
We are active members of the Neahkahnie community. We employ local residents including Vacasa staff (formerly 
Sunset Vacation Rental) who manage the property, Mark Mccorkle Construction, and Hood Landscapes. When we are 
visiting we support the local economy by frequenting stores and restaurants in Manzanita, Nehalem and Wheeler. We 
sign petitions and work to affect slower traffic speeds on our street, we pick up garbage on the beaches, and we make 
an effort to know and engage with our neighbors. 

My family couldn't afford the joys of living in a place like Neahkahnie Mountain without being able to offer our home 
as an STR. Please keep families like mine in mind when re-evaluating Ordinance #84. 

Thank you, 
Pam Statz & Justin Graham 

Pamela Statz 
pamstatz@gmail.com 
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kindredcollab.com 
415.577.9149 
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Lynn Tone 

From: Public Comments 
Sent: Friday, January 6, 2023 12:09 PM 
To: 
Subject: 
Attachments: 

Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: Public Comment re: STR 
IMG-0875.jpg; IMG-0821Jpg 

From: Brittany Newell <newell.brittany@gmail.com> 
Sent: Friday, January 6, 2023 8:45 AM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Public Comment re: 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.] 

To the Tillamook STR Advisory Committee, 

One of my family's greatest treasures is our home in Tierra del Mar. We have enjoyed holidays, 
important family gatherings, and many joyful visits to the beautiful beach over the years. My Mom 
grew up attending camp westwind as a child, and worked there as a 19 year old, and I believe these 
experiences at the coast shaped her young adulthood and are probably why we have this special 
place in our family now. I am now so blessed to be able to bring my husband and two young boys to 
the beach to explore the sandy treasures along the coastline and to play outside. My Mom is a good 
neighbor and community member by contributing and communicating, and looking out for others. 
For example, last week she had the potholes filled in along our street because she saw that it needed 
to be done. And a neighbor noticed and thanked her. This kind of generosity and care seems to be a 
commonly shared value with many STR owners that we know. We rent our home to help cover the 
cost of repairs, taxes, utilities, etc. so that we can continue enjoying and sharing our special place. 
We do have a neighbor who does not share such a neighborly way, and it is a real bummer! We 
support evidence based regulation and rules for STR owners that support healthy and sustainable 
tourism. 

Thank you for your time and attention, 
Brittany Newell 
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Lynn Tone 

From: Public Comments 
Sent: Friday, January 6, 2023 12:08 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: STR Owner Comment to Tillamook County STR Advisory Committee 

From: Colin Grey <cielodb@gmail.com> 
Sent: Thursday, January 5, 2023 9:49 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: STR Owner Comment to Tillamook County STR Advisory Committee 

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

To The Tillamook Co. STR Advisory Committee, 

I would like to share my perspective as an owner of a small beach rental and as someone born and raised on the Oregon 
Coast. My wife and I own a very small (less than 500 square foot) one bedroom cabin in the Village in Oceanside. The 
cabin was built in 1940 and has always been used as a vacation home. This is the only vacation rental that we own and 
although it is a primary source of income for our family, we are not primarily real estate investors. We own this 
property because we want to be able to share the magic of the place where I grew up with our two young children. 

Our vacation rental is managed by an extremely competent and caring local small business, Shore Thing LLC, owned by 
Monica Klobas who lives in Netarts. Our unit helps employ her manager Sarah as well as 11 housekeepers, and 
numerous other local maintenance/trades people. These are steady, year-round, decent-paying and flexible jobs that I 
know are a critical part of the local economy. 

I was born in Seaside and grew up in Warrenton. My dad was a commercial shrimp fisherman and my mom worked in 
seafood processing. I remember the local economy before all the beach tourism. It was rough back then - always feast 
or famine. There might be decent money for a season and then the next year prices or the catch would be down and 
everyone was broke. I know a tourism economy has its frustrations but compared to fishing, logging and farming, 
tourism brings steady reliable jobs to a community. 

I'm very sympathetic to concerns that locals have about the growing popularity of the Oregon Coast as a tourist 
destination. Along with all the benefits to the local economy, there are also drawbacks like rising housing costs. And 
short term rentals are an easy target. But the reality is that even if short term rentals are banned, the housing close to 
the beach is likely to get bought up by wealthy out-of-towners as vacation homes. It's unlikely that many of the former 
short term rentals will become low income or workforce housing. And homes that only get visited once a month don't 
contribute nearly as much to the local economy. Nor do they tend to be as concerned about "good neighbor" 
maintenance like controlling ivy and blackberries. 

I am100% in support of regulation that addresses nuisances associated with short term rentals, including all the current 
regulations, and additional common sense things like having a phone number posted to contact the manager if there are 
problem guests. And I think the taxes and fees on short term rentals should be high and that that money should go to 
the community. But I do not support regulation that limits the number of nights a place can be rented or bans short 
term rentals outright. If we were not able to rent our place year round, we would not be able to afford to keep 
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it. Which would mean we'd have to sell it to someone wealthy who could afford to keep a vacation home. It would 
mean our managers and cleaners would be out of a job. And the restaurants and small businesses that our guests 
patronize would lose much of their business. 

I am hopeful that a collaborative approach can be found that would address the concerns of year round residents while 
maintaining the significant benefits that short term rental tourism brings to the local economy. Thank you for your 
consideration. 

Kind Regards, 

Colin Grey 

Colin Grey 
General Contractor 
Cielo Design Build LLC 
+l.503.804.4439 
CCB:181799 
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 
Attachments: 

Public Comments 
Friday, January 6, 2023 12:07 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: STR in Tillamook County 
IMG_2957 (2).jpg; IMG_6683Jpg; IMG_3074.jpg; IMG_2551 .jpg 

From: nilburn@aol.com <nilburn@aol.com> 
Sent: Thursday, January 5, 2023 8:52 PM 

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

To whom it may concern, 

Our family owns a small cabin on the Nehalem River and we decided about a year ago to use it as a short term rental 
since we are not full time residents. Like most of the STR owners in the area we had to do many upgrades and 
improvements to the cabin so anyone renting it would have a safe and enjoyable experience. We had to fully furnish the 
cabin with not only new furniture but also dishes, pots, pans, appliances, linens, etc. in order to receive positive reviews 
and most of the furnishing came from the local venders. We also had to upgrade plumbing, HVAC and electrical systems 
all using local contractors and even sourced local artwork. Like most reputable STR owners, they put in considerable time 
and money to make their rentals as desirable as possible to attract customers because this is what they demand. We 
would not have to spent this kind of money if it were a long term rental. 

That being said, the reviews and feedback we have received over the past year have been very heartwarming and 
uplifting. We've had families that have commented on the wildlife as well as the natural beauty that Tillamook County has 
to offer. Since the cabin is on the river with a dock, families have been able to bring their boats, kayaks and SU P's to fully 
enjoy what river front living has to offer. The fishing, crabbing and sightseeing experiences they've shared with me makes 
us proud we opened our house for others that would have never been able to experience the Beauty of the Northern 
Oregon Coast. The STR renters we have targeted are people and families that are looking for a quiet, relaxing 
atmosphere to make memories that will last a lifetime. I truly hope we can continue sharing what we are fortunate enough 
to own with other people that will appreciate the beauty and bounty of Tillamook County. 

I've also attached several pictures that STR renters have sent in sharing their experiences. 

Sincerely, 

Neil & Lyn Burniston 
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Lynn Tone 

From: Public Comments 
Sent: Friday, January 6, 2023 12:07 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Attn: Short Term Rental Committee 

From: BONNIE MCDOWELL <chiroqueen704@msn.com> 
Sent: Thursday, January 5, 2023 5:31 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Attn: Short Term Rental Committee 

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

January 4, 2023 

Tillamook County Short Term Rental Committee 

publiccomments@co.tillamook.or.us 

My husband and I bought our beach house in Shorepine Village in 2019. We live in Forest Grove, OR, and 
have always loved spending time at the beach. We are semi-retired, and can spend long weekends at our 
beach house about once a month. We visit with our neighbors, walk the beach, buy groceries and enjoy local 
meals out. Some of our favorite spots include Chesters, The Beach Wok, The Riverhouse, The Oar House 
and of course, The Grateful Bread. We buy scones every time we're in town. We employ Vacasa and their 
local managers and housecleaners. 

One grown daughter lives in Portland and is able to bring a few friends to the beach from time to time. The 
other daughter lives in New Jersey, but goes to the beach whenever she is in town. 

Shorepine Village was designed as a vacation rental community, and would probably be a ghost community if 
short-term rentals were not allowed or restricted. 
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We believe that Tillamook County benefits from the revenue brought in by short-term renters. They buy 
groceries, eat out, book fishing trips, and spend money at the local shops. 

We could not afford to keep the beach house if we could not rent it out. We understand the need for equitable 
regulations for short-term rentals, but we don't see that drastic measures need to be taken. Please consider 
keeping any changes in the regulations reasonable so that we all can continue to enjoy the Oregon coast. 

Respectfully submitted, 

Bonnie McDowell and Phil Zapf 

6145 Beachcomber Lane, Pacific City, OR 

Mailing address: 1116 Birch Street, Forest Grove, OR 97116 
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Lynn Tone 

From: 
Sent: 
To: 
Subject: 

Public Comments 
Friday, January 6, 2023 12:07 PM 
Lynn Tone; Sarah Absher; County Counsel 
FW: EXTERNAL: STRs are Families! 

From: Nicole Ralston <nicoleralston@gmail.com> 
Sent: Thursday, January 5, 2023 4:31 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: STRs are Families! 

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

To Whom It May Concern, 

I am the mom of one of two families who have recently built a home in the Dory Pointe community of Pacific City. We 
LOVE the coast and Pacific City, and were ECSTATIC to purchase a lot and start to make owning a home at the coast a 
reality in March, 2022. We broke ground on the home in May, 2022 and just a few weeks ago finished it and were able 
to stay in it for the first time! 

Here's our 5 sweet kids from the two families enjoying Pacific City last weekend, staying in the house for the first time! 

1 

4089 of 5195



The ban on STRs has had a severe hardship on our families, however, as we bought and built this lot knowing we would 
need to reduce some of the steep costs of ownership by operating some short-term renting, otherwise we could never 
afford all of the costs year-round. 

Please consider allowing those in process before the ban to obtain a STR permit, and please consider implementing 
changes quickly. We have already purchased a bear proof garbage can and definitely support making maximum 
occupancy limits based on bedroom (i.e., 2 per bedroom plus) and lots of efforts towards enforcing rules that are really 
impacting livability (i.e., garbage, noise, parking). Our main goal is to be a great neighbor, be a steward of the 
community, and to support the community as much as we can (we frequent small businesses often!). 

We are just two families who love the beach. We are not seeking to make money, we are not a corporation. We just 
want to keep this beach house we spent the last year building and not have to sell it. 

Thanks so much for your consideration and your efficiency, 
Nicole Ralston 
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Lynn Tone 

From: Public Comments 
Sent: Friday, January 6, 2023 12:07 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: 
Attachments: 

FW: EXTERNAL: We support Short Term Rentals in Tillamook County 
oregoncoast (1).zip 

From: Brian Johnson <bjadman@gmail.com> 
Sent: Thursday, January 5, 2023 3:38 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: We support 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.] 

To whom it may concern, 

My family recently was made aware of the hearing regarding Short Term Rentals in Tillamook County. We 
sincerely hope you will continue to allow these rentals as our family has had so many wonderful memories 
because we are able to stay specifically in Rockaway Beach for the past number of years. 
I grew up attending Camp Magruder and was also a Camp Counselor in High School. My family has been 
renting a home close to this camp in 
Rockaway Beach for the past number of years. We have celebrated our parents 50th Wedding Anniversary, 
met annually with our Book Group and even celebrated a wedding and honeymoon at this property. We would 
be lost if we did not have the opportunity to rent a home in this area. 
We are very respectful tenants and support all of the local businesses including the Sand Dollar, Grumpys 
Cafe, the local grocery store and even the Steam Engine train which we recently took a trip on to celebrate our 
parents' anniversary. We have visited the Tillamook Cheese Factory, Fred Meyer to stock up on groceries. We 
have purchased gifts at many of the local stores for family and friends. In other words, we are supporting the 
local business owners who I am sure rely on Families such as ours who visit for weekends. 
I have attached some photos to show you just how much we love this part of the Oregon Coast. Please 
consider our plea and continue to allow short term rentals. 

Respectfully yours, 

Brian C Johnson 
5523 N Atlantic Ave 
Portland, OR 97217 
personal: bjadman@gmail.com 
business: brian@bcjohnsonhomes.com 
503-957-5587 
www.bcjohnsonhomes.com 
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Lynn Tone 

From: Public Comments 
Sent: Friday, January 6, 2023 12:07 PM 
To: Lynn Tone; Sarah Absher; County Counsel 
Subject: FW: EXTERNAL: Quality Family Time on the Oregon Coast 

From: janetanddennis@gmail.com <janetanddennis@gmail.com> 
Sent: Thursday, January 5, 2023 3:35 PM 
To: Public Comments <publiccomments@co.tillamook.or.us> 
Subject: EXTERNAL: Quality Family Time on the Oregon Coast 

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

To whom it may concern, 

We enjoyed several days on the Oregon Coast in the Rockaway Beach area at a short-term rental unit the last week of 
2022. We were with two of our daughters and their families, bonding with grandchildren and their parents. This type of 
experience cannot be replicated easily in other places. We enjoyed every aspect of the experience: fixing meals 
together, putting puzzles together, exploring the beach and coastal areas to enjoy the wildlife and the beach, 
frequenting local stores and restaurants, and enjoying the quiet and serenity of the coast. 

We hope that such opportunities are protected and available to families and others into the future. 

Here are some photos of our group putting together a puzzle and enjoying the winter beach experience: 
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