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Oceanside Neighborhood Association 
P.O. Box 425, Oceanside OR 97134


www.oceansidefriends.org


Meeting Minutes 
Regular Meeting — December 2, 2023, 10 a.m. — Hybrid Format (In-Person + Zoom)


1) President Sharon Brown called the meeting to order at 10:00 a.m. on December 2, 2023. The 
meeting was attended by 54 people: 22 in person and 32 via Zoom.


2)  Approval of Past Meeting Minutes (Carol Horton - Secretary): 

Minutes from the ONA’s June 3, 2023 meeting are posted on the ONA website. 


Sharon asked for any comments, corrections or changes to the minutes; with none offered, Hal Hendrix 
motioned to adopt them into the record. Carol Kearns seconded the motion. With no objections from meeting 
attendees, minutes were adopted.


3) Treasurer’s Report (Mary Flock - Treasurer): 

There has been no financial activity since the last report, so the ONA General Fund remains at $2,277.52.


Anticipated future expenses: annual Zoom subscription: $149.90. Mailchimp email service $26.50/mo. As the 
financial report remained unchanged, no action was required. 


4) ONA Emergency Preparedness Team Report (co-chair John Prather): 

A report from the ONA Emergency Preparedness Team, written by co-chairs John Prather and Rob Hoeper, 
regarding “The Great ShakeOut” Emergency Drill, has been posted on the ONA website here. Please consider 
reading this report for it’s important findings. Sharon recognized John and Rob for their work.


John Prather reported on learnings from The Great ShakeOut Emergency Drill. The Team wanted to test 
emergency communications and to find out how long it took volunteers to walk from two beach access points 
(Symons and Oceanside Wayside) to the tsunami safe assembly point at Oceanside Chapel. 


The Team learned:

- Almost none of the fifteen participants in the Emergency Drill received the the Great ShakeOut emergency text 

alert on their cell phones (Oceanside has notoriously poor cell phone reception). 

- It took 6-8 minutes for these volunteers to walk from the two beach access points to the designated tsunami 

safe assembly point at Oceanside Chapel. There was no signage to guide people to this location.

- Handheld GMRS radios utilized by sector captains across the Oceanide community were successful in 

communicating with the central volunteer network control hub, which in turn, was able to reach Netarts-
Oceanside Fire Department staff at three locations via VHF radio. 


John thanked Chief Carpenter and his staff, as well as the sector captains, for their participation. He noted the 
ONA Emergency Preparedness Team is still in the process of creating the emergency communications system 
utilizing sector captains and radios, but they wanted to test their system during the Great ShakeOut drill. 


Addendum: This team has been renamed OVERT (Oceanside Volunteer Emergency Readiness Team). Their 
Emergency Radio Network User Guide and other resources are posted here.  

In response to questions, John answered the following:


Signage: The team plans to place signs and arrows to show the way from beach access points to the Oceanside 
emergency assembly point at the Oceanside Chapel. They have acquired the official signs, and are in the 
process of determining specific sign locations and acquiring tamper-proof bolts to insure the signs stay in place.


http://www.oceansidefriends.org
https://www.oceansidefriends.org/about-ona/meetings/
https://www.oceansidefriends.org/wp-content/uploads/11.30.2023-Emergency-Prep-Comm-Report-re-2023-Great-ShakeOut.pdf
https://www.oceansidefriends.org/emergency-preparedness/
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Sectors and Captains: The Team is currently finalizing sectors (neighborhood areas) and sector captains. John 
noted these captains need to be full-time residents and physically capable to walk their assigned 
neighborhoods. Redundancies and backups are being considered. 


GMRS Radios: The need for a FCC license to operate this type of radio was raised. The Preparedness Team 
members do not currently have FCC licenses. John indicated they didn’t think they were needed, and didn’t 
believe the other coastal emergency teams had them either. As a result of this question, the ONA Emergency 
Preparedness team will look into this. 


Update: After this meeting, the subject of radio FCC licenses for the GMRS radios was researched.  Rob reports 
they are following the guidance of the Emergency Volunteer Corp of Nehalem Bay who has extensive experience 
with these radios and advises their volunteers to obtain a license but does not require it. Several of the Oceanside 
volunteers have obtained an FCC license so far and others are considering it. 

5) Radon Testing: 

It is important for community members to be aware radon is present in Oceanside. Detectors are available to 
borrow. Contact Pat Himes at ferrisp@teleport.com to check out a radon detector.   


6) Updates from Sarah Absher, Director, Tillamook County Department of Community Development.  

A) — Senate Bill 406 — Middle Housing


This bill, passed in 2023, requires certain cities and communities in Tillamook County to allow middle housing 
on residentially zoned lands, to adopt housing production strategies and to accommodate estimated housing 
needs upon lands inventoried as buildable lands. It applies to 7 incorporated cities along with unincorporated 
communities (including Oceanside) served by water and sewer services. SB 406 brings cities and communities in 
Tillamook County into the state-wide HB 2001, passed in 2019, which required all Oregon cities of a certain size 
to allow middle housing in an effort to provide more, and especially affordable, housing choices.  


Middle Housing includes duplexes, triplexes, quadplexes (fourplexes), cottage clusters and townhouses.

This bill has two parts:  
1) amending residential zoning to allow middle housing where appropriate, and 

2) putting strategies in place to allow and encourage this type of development.


The Oregon DLCD (Department of Land Conservation and Development) awarded the county a $200,000 
financial and technical support grant to implement Senate Bill 406.


1. Zoning: 


Sarah asked the Oceanside Community/ONA to work with her on amending the Oceanside Residential 
Zone. This could be done through the ONA Zone and Plan Review Committee.


A revised residential zoning code would alllow up to 4 dwelling units outright with clear and objective 
standards (setbacks, building height, parking, etc). It would remove the conditional use process for 4 
units or less. This zoning change would open the door for parcels, large enough to accommodate 
parking and other zoning requirements, to have a clear process to go through zoning and building 
permits. Duplex, Triplex, and Fourplex would be allowed where appropriate. 


SB 406 requires these zoning changes be in place by July 2025.


Sarah suggested that during the process of modifying our residential zoning codes to allow for middle 
housing the following also be considered: 

- Evaluation/reevaluation of setback requirements. Are they appropriate as written or does it make 

sense to adjust them? 

- Consider appropriateness of adding landscaping or greenspace requirements.


Sarah acknowledged Oceanside already has ordinance proposals for exterior lighting standards and 
building height calculations awaiting action from the county.


mailto:ferrisp@teleport.com
https://olis.oregonlegislature.gov/liz/2023R1/Measures/Overview/SB406
https://olis.oregonlegislature.gov/liz/2019R1/Measures/Overview/HB2001
https://www.oceansidefriends.org/wp-content/uploads/ONA-Minutes-20211002.pdf
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She also noted Tillamook County Housing Commission members may come to our meetings to talk 
about other aspects of Bill 406 and housing efforts in Tillamook county.


2. Encourage Development: 


Under SB 406, Tillamook County is required to develop and implement a housing capacity assessment 
and housing production strategies. Legislation is currently underway on methodologies to do this work, 
and it is hoped to be completed by July 2025 as well.


Separately from SB 406, Tillamook County has already implemented two workforce housing production 
strategies in the last few years:


1) Property Tax Exemption: up to a 10-year tax exemption for workforce housing (3 units or more). 
Tillamook is the only county in Oregon that has taken advantage of of this legislative bill (HB 2377), along 
with two cities in the county.


2) Multi-family rental housing fund: $400,000 from STR Operator License Fees is available this cycle to 
support workforce housing. The county Housing Commission has been evaluating eight county-wide 
proposals. (Their recommendations to the Tillamook County Board of Commissioners can be found 
here.) Workforce housing is defined as 3 or more units, and its cost must fall within the area median 
income of salaries and incomes of “workforce” renters (ideal for teachers, firefighters, hospitality workers, 
etc.). Sarah gave more details about requirements and funding available. 


Question:  In the past, the county has been generous in giving exemptions on small lots for setbacks and 
parking. Will these middle housing projects be treated the same way? Or will county insist they meet 
requirements, particularly parking requirements?


Answer: Yes, they will be expected to meet standards. However, Sarah indicated that if parking 
requirements become a barrier to obtaining middle housing, in lieu of a high number of variance 
requests, perhaps required zoning setbacks might be adjusted to allow for parking. She said consultants 
would be available to work with ONA’s zoning committee, providing options and solutions and helping 
explore the give-and-take between parking and setback requirements.


Question: What is the status of Oceanside’s lighting and building height formula ordinance proposals we are 
waiting for the county to act upon? Is realistic to expect they will be addressed along with the zoning work the 
county is now requesting?


Answer: Yes. These proposed ordinance changes need a Measure 56 notice, which is required any time 
a zoning change may affect a person’s property rights or value. While ordinance changes associated 
with SB 406 will not require a measure 56 notice (because it is a legislative action), Sarah will notify 
owners anyway so they can be informed. She plans to fold in Oceanside’s lighting and building height 
ordinance change proposals, but will do so under a different application number because they may be 
subjected to appeal. While notice of the two can be done at the same time, they would not be tied 
together and could move forward on different timelines if needed. Anticipated timing for these notices: 
2024.


Question: Can this middle housing be short term rentals? 

Answer: There are restrictions because the intent is to provide longer-term workforce housing. There is 
some ability to obtain a single STR license on a fourplex housing unit.


Question: Can middle housing be a long-term rental or home ownership? 

Answer: These will probably start as rental units, but Sarah would like to see a provision for conversion 
of some units from rental to ownership (townhome/condominium), or rent to own.


B) — Short Term Rental Update  

County Commissioners have implemented caps to the number of STR licenses for 21 subareas in Tillamook 
County, including Oceanside. Sarah Absher is working with each subarea to help them evaluate their individual 
needs with regard to the caps. Should they be lowered, stay the same, or increase? She requested another ONA 

https://www.tillamookcounty.gov/bc-hc
https://www.tillamookcounty.gov/ordinances/implementing-property-tax-exemption-workforce-housing-unincorporated-tillamook-county
https://www.tillamookcounty.gov/sites/default/files/fileattachments/housing_commission/page/57834/hb2377.pdf
https://tillamookcoor.portal.civicclerk.com/event/1605/files/attachment/1185
https://www.oceansidefriends.org/wp-content/uploads/Oceanside-Lighting-standards-Rev-4.pdf
https://www.oceansidefriends.org/wp-content/uploads/09.23.2021-FINAL-REPORT-OF-BLDG-HEIGHT-REPORT-WITH-PHOTOS-AND-EXHIBITS.pdf
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working group to examine and evaluate that cap for Oceanside. The committee would not reconsider any of the 
Ordinance 84 regulations or standards.


Currently, Oceanside has a cap of 139 STR licenses, equal to 20% of all dwelling units within the community 
boundary. At this time (12/2/23), 1-2 licenses were still available, but numbers could change daily. For reference, 
please see County Board Order 23-054 which established the number of Short Term Rental licenses that could 
be issued pursuant to passage of Ordinance 84 Amendment 2.  Maps of the 21 STR Subareas, including 
Oceanside, are available here. 


One license per rental unit is required, so an exisiting two-unit STR duplex would require two licenses. New 
restrictions of one license per person means going forward, a multi-unit building could not have more than one 
STR license. However there are some caveats. Existing STR license holders are allowed a single ownership 
transfer. Here is an example of an existing triplex of STR units: Before passage of the revised STR Ordinance, the 
triplex had 3 STR licenses, one license per unit, all issued to the same owner. After the revised Ordinance, the 
triplex is allowed to continue with three STR licenses, and because it was preexisting, is allowed to transfer the 
three licenses ONE time with the sale of the property. The sale must be to a person who does not already have 
an interest in a STR license. With subsequent sale, the licenses would not transfer, and any new STR license 
application would be limited to a single STR license for the property.


Question: What is the STR Lottery? 

Answer: When the STR pause was lifted, a lottery was held for subareas that had more STR license 
requests than application spots available. Oceanside did not have a lottery because requests were less 
than allowed spots. If the county website does not show a waitlist for Oceanside, then none exists, as is 
the case as of the date of this meeting. Again, numbers could change daily.


Question: How do Oceanside’s two hotel projects fit into STR numbers and caps? 

Answer: Hotels and Motels are considered a land use; STRs are not, so different rules and application 
processes apply. The numbers do not count against each other. (No updates are available on the hotel 
projects today. Melissa Jenks is the project planner for Oceanside Cabins, and Sarah Absher is the 
project planner for the House on the Hill.)


Question: When people apply for a new STR license, are they required to notify property owners around them?

Answer: New STR owners must notify properties adjacent to them as part of applying for their license. 
The county requires confirmation of this notification before a license is granted. Notifications can be 
made various ways, by mail or flyer. Once granted, the county notifies land owners within 150 feet of a 
new STR license. This notification is for information only. There is no public review or public comment 
process for when the county reviews a STR permit application. The county online STR registry lists 
contact information so neighbors can communicate with the responsible person.


Question: Why have I not received received notification regarding my neighbor’s STR?

Answer: Notification is not required of STR owners until after the property has passed its Fire/Life Safety 
inspection and other requirements have been met (e.g. parking). The Fire/Life Safety inspection is the 
last step before issuing a license. Some owners are proactive in sending out notification before this, but 
some wait until they’ve passed the inspection and know they will be able to obtain a STR license. The 
county requires confirmation from the owner that neighbor notification has been sent before final 
certification is granted. Therefore, properties allowed to enter the STR application process after the 
pause was lifted may not have been approved yet, and neighbors may not have received notification.


Question: I am concerned that on-street parking for a potential/new STR may block access to other properties. 

Answer: Parking is addressed in the STR application process two ways. First, a site plan, with 
dimensions, showing the location of proposed parking is required. Availability of parking space size and 
location is verified during county inspection, including usability of claimed garage space. Secondly, 
Public Works must verify requested on-street parking does not block access to other properties or 
public roads.


Question: When do exisiting licensed STRs need to comply with the new maximum occupancy calculations, 
parking regulations, etc.?


https://www.tillamookcounty.gov/sites/default/files/fileattachments/community_development/page/86124/23-054.pdf
https://www.tillamookcounty.gov/commdev/page/ordinance-84-amendment-2-0
https://www.tillamookcounty.gov/commdev/page/subarea-maps
https://www.tillamookcounty.gov/commdev/page/str-waitlists-form
https://www.tillamookcounty.gov/commdev/page/str-online-registry
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Answer: At the time of an exisiting STR’s 2024 renewal, the county will reevaluate the property’s 
occupancy and parking (the STR registry shows each property’s renewal month). Sarah doesn’t foresee 
owners loosing a STR license, but they may encounter lowered occupancy limits to reflect available 
parking.


Question: What about the phone number neighbors can call under the new program to report problems with 
STRs?


Answer: Beginning with their renewal month in 2024, STRs will be required to have a sign showing 
information specified by the county, including the non-emergency complaint phone number 
(503-850-0402). This phone number is on the county website, as is an online portal for submitting 
complaints or questions via email. The STR license number and the address of the property are also 
required to be on the sign, and it must be legible from the road right-of-way.


C) FEMA — Biological Opinion (BiOp) Update  

Note: for a detailed discussion of this complex topic, and for links to additional information, please see ONA 
April 1, 2023 ONA Meeting Minutes. Oceanside is not affected due to our lack of flood plains, but most of 
Tillamook county would be severely impacted by this issue.


Sarah is working with FEMA and a Denver consulting firm who are developing a statement on the potential 
socioeconomic impact of implementing the Biological Opinion in Tillamook County. She is gathering tax and land 
value data, doing some land development projections, and staying engaged with the consultant to craft the 
desired narrative. A draft of this socioeconomic impact statement should be available for public review in late 
winter 2024.


Tillamook County (Sarah and her attorney) was one of four jurisdictions who were given “Cooperating Agency 
Status” in order to participate in the Federal review process. The others are Umatilla and Benton counties and 
the city of Portland. Initial efforts to meet with FEMA as a cooperating agency did not yield results of substance 
regarding implementation requirements, development code standards, etc. FEMA declined to meet further in 
favor of email exchange, which Sarah and the county attorney strongly opposed. Stay tuned for developments.


7) Updates from Chris Laity, Director, Tillamook County Public Works 

Cape Meares Loop Road


The new road is now open! Reoccurring landslides, documented since the late 1800’s, closed this road a decade 
ago. Western Federal Lands Highway Division conducted environmental and geologic studies and evaluated 
several new routes before choosing the best. Construction has taken almost two years and involved constructing 
five massive walls, each 30-40 feet tall. The resulting route contains 12% grades. Gates have been installed on 
either end of the new road in the event adverse weather (snow or ice) requires the road’s temporary closure for 
safety reasons. Project newsletters chronicling the progress of the Cape Meares Loop Road reconstruction can 
be read here.


Public Works is considering new signage warning of the extreme grade. Additonal signage closer to Oceanside 
indicating whether the road is temporarily closed is not planned. The expectation is that people will avoid this 
road when the weather forecasts ice or snow. Extended closures will be listed on TripCheck.


Due to limitations on the width of the road, it does not have an official bike path. However, the road shoulders 
are generous, particularly on the many curves, so the road is more bike-friendly than many roads in the area.


While not initially part of the plan, a “viewpoint” emerged over an area of excavated and dumped dirt created by 
the road building process. Once this area is no longer needed for construction staging, OPRD (Oregon Parks and 
Recreation Department), USFWS (U.S. Fish and Wildlife Service) and Nan Delvin (TCVA - Tillamook Coast 
Visitors Association) will be approached for funding grants to turn this graveled area into an improved viewpoint.


Many people want to know if we will still have quarry trucks driving through Oceanside and Netarts. Chris says 
yes — because loaded quarry trucks will not want to drive a road with 12% grades. He has seen empty trucks 
going over the cape, so we may see a minor reduction in truck traffic.


Chris also mentioned: due to declining road maintenance budgets, ODOT is reducing maintenance activities, 
especially on less traveled roads. This means Hwy 131 (between Oceanside and Tillamook) will not receive as 

https://www.tillamookcounty.gov/commdev/page/str-online-registry
https://www.tillamookcounty.gov/commdev/page/lodgingshort-term-rental-resources
https://www.oceansidefriends.org/wp-content/uploads/ONA-Minutes-20230401.pdf
https://www.oceansidefriends.org/wp-content/uploads/ONA-Minutes-20230401.pdf
https://www.tillamookcounty.gov/publicworks/page/cape-meares-project-newsletters
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frequent de-icing or line repainting as in the past. Drivers are encouraged to drive more cautiously in icy and 
stormy weather.


Recreational Immunity 

For some time, injury lawsuits have been a problem for private land owners (ski resorts, fishing, bike trails, etc.) 
causing insurance premiums to skyrocket. Oregon public lands have typically been immune to lawsuits over 
injuries occurring on recreational trails. The city of Newport, Oregon lost a lawsuit brought by a woman injured 
when she fell on a pathway in 2019. In July 2023, the Oregon Supreme Court refused to hear an appeal, which 
essentially ended recreational immunity. Efforts are underway to ask the Oregon legislature to reinstate 
recreational immunity. More information on this subject can be found here. Chris asked people to contact their 
state legislator in support. 


Until this matter is resolved, liability risks have led Tillamook County to close two Oceanside trails. Public Works 
has been concerned about these trails for some time, even before the loss of recreational immunity.


• The Bridge and Tire Trail connecting Cape Meares Loop to Castle Lane. The bridge is on remnant property 
originally owned by the Rosenbergs and never sold off. Now it is owned by “the descendants of the 
Rosenbergs,” so the bridge is on private land. About half-way up the hill, the trail transitions to public land. 
The county will not consider improving the public tire trail until the bridge, on private land, is improved.


Question: If the descendants of the Rosenbergs renounced ownership of the property would the county 
take control of it?


Answer: The land would need to be offered as a donation, which the county would then have to 
accept. Accepting the property would mean accepting the bridge, and bridges cost a lot of 
money. It would be up to the Board of Commissioners to accept the land, but they would also be 
accepting a bridge in poor condition.


• Short Beach Trail connecting Cape Meares Loop (by Radar Rd) to Short Beach. This trail came to the 
county’s attention last summer when someone bypassed a fence and stepped through a rotten plank covering 
the top of the concrete chute feeding the Short Beach waterfall. While Short Beach is OPRD responsibility, the 
trail between the road and the beach is on a county right-of-way, so it is Public Works responsibility. Initially, 
until improvements could be made, the county posted “use at your own risk” signage. After recreational 
immunity was lost, the sign was changed to “do not enter.” The trail is not blockaded so that emergency 
responders can get to the beach, but officially, the trail is closed. 


Currently, the closure of Short Beach Trail is a matter of liability. Even so, Public Works plans to improve it 
because they hope the liability issue will be resolved at some point. The OAP (Oceanside Action Partnership) 
Trail Group plans, with help from a consultant, to apply for a TLT grant to help fund the county in improving the 
trail. 


Question: What about other beach trails: Symonds and Fall Creek? 

Answer: Those are not the county’s responsibility. They belong to State Parks (OPRD), who may 
be going through their own risk assessment and could possibly close trails as well.


Other road related questions: 

Question: What can we expect as far as road improvements in Oceanside this year?

Answer: Public works will be assessing the roads throughout the county after the winter is over. One 
improvement he can commit to now is repaving the road section between the new Cape Meares Loop 
and Bayocean Road. 


Chris talked about factors that help prioritize when and which roads are repaved; cost and optimizing 
resources are key. Where is the asphalt coming from? Does the road need to be milled down to preserve 
proper water run-off before repaving? (As will be the case for portions of Tillamook Ave.) While 
equipment is present for a high priority job, does it make sense to to also pave nearby roads?


Question: What is the best way to reach out if a county road needs attention?

Answer: call the Road Department: 503-842-3419


https://law.justia.com/cases/oregon/court-of-appeals/2023/a177242.html
https://www.opb.org/article/2024/02/27/as-trails-around-the-state-close-for-fear-of-lawsuits-lawmakers-aim-to-change-oregons-recreational-immunity-law/#:~:text=The%20Oregon%20Public%20Use%20of,slipping%20on%20a%20wet%20footbridge.
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Question: What properties does the new Cape Meares Loop road go over?

Answer: The road goes through three properties. The county purchased a right-of-way easement from 
Green Crow (who has since been bought out by Olympic Peninsula Timberlands). Green Crow removed 
timber from the property before road construction began. Further north on the cape, by the viewpoint, 
was Stimson land. Stimson did not pre-harvest; the county removed the required trees. A small sliver of 
land was purchased from the Oceanside Water District.


Question: Regarding the large construction project on Portland Ave: concern with the drainage plan from the 
property onto adjacent properties and onto Maxwell Mountain Rd, as there appears to be increased buildup of 
debris below the property.


Answer: Sarah - Any property under construction, as a part of their geotechnical report, must submit a 
storm water management plan. Storm water must be collected on the property and cannot be 
discharged into county road right-of-way without authorization from Tillamook County Public Works.


Chris - The water coming off the property ties into the county-owned storm drain system, which runs 
through the middle of the property, and is then discharged into the ditch along Maxwell Mountian Rd. 
The county determined the storm water system is able to handle the amount of water coming from the 
property, but debris could be an erosion issue which County Development would handle. Public Works 
can take a look at the buildup of debris at the bottom of Maxwell Mountain Rd.


8) Member/Public Comments 

Due to the length of the meeting, no additonal public comments were made.


9) Meeting Adjorned at 11:48 a.m.; recording ended. 
The next Regular ONA Meeting will Saturday, February 3, 2024 at 10 a.m. at the Oceanside Community 
Club and may be attended either in-person or via Zoom.

Respectfully submitted,

Carol Horton

ONA Secretary



