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EXECUTIVE SUMMARY
ANALYSIS/TAKE AWAYs

Oceanside area residents are interested and engaged in the issues associated with STR operations in the
local area, as evidenced by a response rate of more than 50% to our distributed survey and the well-
attended Town Hall in Oceanside on November 6, 2018.

Community concerns regarding STRs reduced to three general areas:

e Parking
e STR Management / County Enforcement
e Livability Impacts

Within these categories, some of the specific concerns associated with STR visitors and operations might
also be attributed to non STR residents and day visitors, e.g. parking, picking up pet feces, outdoor
lighting.

While the communities of Oceanside, Netarts and Cape Meares share many of the issues surrounding
Short Term Rentals (“STRs”), each community is different. For example, Cape Meares is on septic,
Oceanside and Netarts have sewer. There is an apportunity and a need for the county to tailor certain
aspects of STR parameters to the circumstances of particular communities.

The survey revealed a critical need for the county to satisfy its largely unfulfilled enforcement
obligations under Ordinance No. 84. Without a more aggressive and proactive enforcement effort
{planning/more frequent inspections/meaningful sanctions for noncompliance), the county will not be
able to leverage the current complaint-driven process into a front end management process that
prevents problems instead of merely reacting to them. Nor will the county be able to effectively address
residents’ concerns over the impact of STR growth on quality of life so that a balance of uses in
Oceanside’s residential zone might be harmoniously accommodated.
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COUNTY ACTION ITEMS WITH UNANIMOUS SUPPORT

Our survey and Town Hall outreach revealed broad community consensus on the following issues
related to STRs:

e The need for contact/complaint contact information posted on each STR

e The need for the county to have an effective owner accountability plan to deal with
unresolved complaints and other license compliance issues

e The need for STR owners to provide emergency preparedness information/supplies for their
guests

FULL REPORT:
SUMMARY AND ANALYSIS OF SURVEY RESPONSES AND TOWN HALL COMMENTS
INTRODUCTION

This report will summarize the responses to the survey on STRs that was distributed to Oceanside and
the discussion on STRs at a Town Hall meeting that had 44 people in attendance at the outset of the
meeting (30 from Oceanside, 11 from Netarts and 3 from Cape Meares). Some people left and others
arrived during the course of the meeting. Of those attending that Town Hall meeting, 11 were STR
owners.

THE NUMBERS

195 surveys were distributed both electronically and in hard copy form. There were 80 Oceanside
responses returned although a few arrived too late to tabulate their responses in the breakdowns
below. Of those, 27 are full time residents; 39 are part time residences; 12 own undeveloped land; 1
owned property rented out on a long-term basis; 18 own one or more properties with a county STR
license; 2 rent a residence full time from an owner; 3 work and/or operate a business in the community.
Note that responders could select more than one category.

Of the survey responses, 22 indicated they had no particular concerns or issues with STRs; 31 indicated
occasionally experienced or had been made aware of concerns or issues, and 18 indicated significant
and ongoing concerns or issues. A higher number of full time or part time residents had concerns than
those not having concerns. Only 3 STR owner responders had any concerns.

THE IDENTIFIED ISSUES

Community members were offered the opportunity to identify specific concerns regarding short term
rental operations in the community, both in the survey and at the Town Hall. Both the survey and the
Town Hall respondents identified essentially the same main issues and in roughly the same order of
magnitude.
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A. SURVEY RESPONSES

The following issues were volunteered by survey respondents. The number accompanying each issue
represents the approximate number of times each was identified. Individual surveys may have
identified more than one of these issues.

Parking (23)

Noise (19)

Unsafe activities (fires, fireworks, etc.) (16)
Pets (10)

Trash (7)

Traffic (7)

Excessive or late lighting (4)

Ineffectual or unresponsive complaint process (4)
Lack of posted contact information (3)
Trespassing (3)

Speeding (3)

B. TOWN HALL RESPONSES

Town Hall respondents were asked to identify the top two issues that they believed the county
should focus on as it revises the current ordinance. The number beside each issue reflects the
total votes cast:

Parking (17)

Noise (15)

Unsafe activities (fires, fireworks, etc.) (9)

Pets (9)

Excessive or late lighting (4)

Ineffectual or unresponsive complaints process (6)
Lack of posted contact information (3)

NARRATIVE SURVEY RESPONSES (QUOTED COMMENTS)

The survey also asked respondents to express their opinions regarding short term rentals in their own
words.

A. COMMENTS SUPPORTIVE OF STR OPERATIONS
The primary supportive comments were related to:

Local Business Economies
County/Road Improvements
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Supplemental Personal Income

Largely Courteous People

Interesting Visitor Contacts

Sharing Our Beautiful Town with Others

Samples of Supportive Comments

The idea of a “shared economy” is blossoming all over the world. It benefits all parties from the tourist
who gets to enjoy a personal, social experience, to the homeowner who can utilize their asset, to the
local businesses which enjoy the additional revenue brought by visitors.

My neighbor, a vacation rental homeowner, initially went over the details of his rental agreement with
nearby full time neighbors for their input. We've a positive relationship. He does all the booking, his
renters are largely courteous.

STR income makes it affordable to own a house in the area and for some individuals like myself, it is a
primary source of income. The 10% lodging tax could be used to enhance our community Bike paths,
cell tower, fixing our streets, etc.

STRs add money to our communities in a variety of ways. If we further regulate tourism, | believe it hurts
our County.

Oceanside Village area really should be rezoned to allow for STR outright. The area within walking
distance to the beach has been used as vacation rentals for 100 years. Only 10% of the population lives
here year-round - this should be celebrated and protected.

| think we have a good system in place and we just need better enforcement and easier avenues for a
neighbor to complain without fear of retribution.

| oppose caps on STRs. Communities evolve with markets. Let the market speak.
| oppose being told what | can or can’t do with my property, assuming what | choose to do does not
negatively impact others.

We are not against STRs, as long as there are fair and evenly enforced regulations. These regulations
should not solely be on a countywide level. Regulations need to also be decided on by individual
communities.

Renters staying in our home have been deeply grateful for the homey atmosphere and the ease of
access to a beach community so cute and quiet and a full house that felt like they were in their own

home.

I am a single mother, and operating my place as a licensed STR has provided income for our family.
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With more revenue in the area, | have seen many improvements in Tillamook. | am glad that my guests
have provided revenue to local small businesses, and there is capacity for a bit of growth.

B. STR CONCERNS ARTICULATED IN SURVEY RESPONSES
The primary concerns were:

Crowded or inappropriate parking

Loud or after-hour noise

Unresponsiveness to reported complaints

Lack of contact information for owners/managers
Unsafe activities

Unruly or barking pets

Changing character of the neighborhood

Sampling of Expressed Concerns

Right now my biggest concern is the possibility of new developments being built around my
home/neighborhood that may become STR's and decrease my property value as well as the quiet and
privacy in my neighborhood. This is the Trillium division on Hillsdale.

Although the owners claim there is a limit of 3 cars in the driveway, renters frequently arrive with 4 or
more up to 6.

| also have concerns regarding the high number of short term renters in general. The vacation property
managers really don't screen the renters meaning anyone with the rental fee is able to rent(you know
this is very different from a long term rental application, where we can ask criminal background
questions. With no real law enforcement in the village, renters can basically do as they please without
consequence.

Oceanside is becoming not a place to live and visit and cherish, but instead a place to invest that has an
immediate return for that investment, i.e. immediately being able to rent as soon as STR built.

Absentee owners who are unaware of and/or not interested in issues that concern the long-term health
and well-being of this community.

Please recognize the difference between individual owners with STR's and a business like
Vacasa. Vacasa's continuing impact in Oceanside is ongoing and concerning.

Oceanside is different than other coastal cities and should not be part of county wide governance.

My biggest fear regarding STRs is that Oceanside is becoming less of a small town community and more
of a vacation resort. Maybe that’s just the way it goes. My family has had a place in Oceanside since
1970- things have changed and not necessarily for the better.

Properties that house 6 or fewer renters are rarely plagued with problem renters. It is the larger rentals
that get the “Party people”.
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Tailor on street parking allowances to specific areas. Utilize on street parking availability in specific areas
to limit number of STRs.

Guests or property owners should be required to pick up after guest dogs.
| would like to see a limitation of how many cars have access to the rental, i.e. number of bedrooms.

STRs aside, the real thing that impacts the livability in Oceanside is the massive homes that are being
built on tiny streets and sloped lots.

Concern about emergency preparedness when no “real neighbors” and short term renters will not have
prepared at all.

1 would like to see STR property owners (not property managers) be held accountable for issues and
adverse behavior of their tenants. It’s kind of becoming a corporate deal, where STR property owners
are good on the profit end, but don’t want to deal with the hassle it’s creating for their small village
neighbors.

Several neighbors run STRs but do not have room for all the cars and that becomes an issue, especially
during the summer.

Loud and/or obnoxious behavior that would not typically be exhibited by a full-time resident.

Greatly increases the need for hospitality industry workers without providing affordable housing and
benefits.

Central Oceanside is largely about on street parking. There are limits in our community for space and
safety that the county is not paying attention to. If the county doesn’t begin to look at communities
individually and the limitations due to density, then | think capping is the only option.

C. OTHER NARRATIVE COMMENTS FROM SURVEY RESPONDERS
Additionally, these thoughtful perspectives that may be the most objective in reviewing STR's.

The county must post online a list of STR's contacts, 24/7 phone number for complaints, maximum
number of occupants /cars / date of last safety inspection.

| believe County and localities should strive for a balance in a STR policy.
I would like to see parking and lighting regulations followed by everybody.

| am now a part-time resident, but have been a full-timer in the past, and when | have seen problems
with STR's poor management is the major issue.
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Parking is a continuous problem not only for STRs but for local residents as well. Perhaps we should have
permits available to each residence based on the number of bedrooms like in Northwest Portland. An
enforcement person needs to be paid by the TLT and the money they collect from the quarterly taxes paid
by the STRs. It seems like a committee person should obtain the records, regulations and protocols from
the TL.T so everyone is clear on what is required.

BREAKDOWN OF VIEWS ENDORSED BY RESPONDENTS

The survey offered respondents a list of conversational comments regarding STR issues and invited them
to endorse those they agreed with. The percentages below are rough approximations. Note that the
survey respondents could endorse multiple views.

48 (60%) supported a homeowner's right to use their home as an STR so long as there are clear and
effective ways to hold owners or managers accountable for visitor misconduct.

47 (59%) supported regulating short term commercial rentals but the county should not prevent people
from loaning their vacation homes to genuine family or friends.

38 (47%) favored stronger enforcement/inspections of existing STR regulations.

34 (42%) agreed that STR growth economically displaces long-term renters/owners in a way that
weakens neighborhood bonds and reduces the quality of life for residents who have remained.

33 41%) agreed that STRs are essentially a commercial activity that should subject to a cap in areas
zoned for residential use.

29 (36%) agreed that the county should offer individual communities the chance to determine whether
and how to limit or cap STR licenses in their residential zones.

21 (26%) thought that limiting STR rentals would unfairly prevent people from affording homes in our
community.

15 (19%) were not currently persuaded that there is a need for additional STR regulation. More study
and experience are needed.13 (16%) had concerns with the changing quality of life for residents

10 (13%) agreed that local regulations would be unworkable and inconsistent; the county should continue
to address STR license limits or caps on a uniform, countywide basis.

SURVEY AND TOWN HALL SUPPORT FOR POTENTIAL CHANGES TO THE STR LICENSING AND
OPERATIONS

70% of those rating in the survey favored STRs providing emergency and disaster information/resources

to renters.

Nearly all those attending the Town Hall agreed that emergency information and evacuation routes
should be provided for visitors in STRs

e 24 people agreed in the that STR owners should provide emergency provisions —
especially potable water - for STR visitors; 9 people disagreed
e STR owners themselves were evenly split on such a requirement
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70% of those rating in the survey were in favor of providing effective complaint procedures for
neighbors of STRs.

The Town Hall group unanimously agreed that STR operators should be required to prominently post
contact information for complaints on STR residences, either by a telephone number or a reference
number to secure specific contact information online.

Experiences of people who did contact owners

e 10 (25%) people indicated that they had a positive experience when contacting a STR
owner or manager about a concern or complaint

e 5 people (12.5%) reported dissatisfaction or a negative experience when contacting a
STR owner or manager about a concern or complaint. When offered the opportunity,
the group declined to differentiate between the responsiveness of individual owners
and that of management companies in terms of quality or timeliness.

Roughly two-thirds of those rating favored visitor parking space limitation and/or enforcement.

Ratings were almost equal in favor/not in favor to placing limits on the percentage or number of STR
rentals in each residential zone (49% - 50%). In the Town Hall discussion of placing a cap on the number
of STR licenses, the concern for quality of life in the community was raised as well as the question of
balancing the interests and concerns of STRs and non-STRs.

In a Town Hall vote on STR licenses, the majority of the 45 persons in attendance supported some cap
for STRs in residential zones (R-1 Oceanside). The vote on limiting the number of STR licenses per
person was much closer. The results were as follows:

e Ban all further licenses — 7 votes
e Impose some maximum cap on licenses — 32 votes
e Opposed any cap on further licenses — 6 votes

e Limit STR license to one per person — 15 votes
e No limit on the STR licenses per owner- 20 votes
e Notvoting — 10 attendees

During an open discussion of pros and cons regarding STR caps, here (paraphrased) are some of the
observations offered by the group:

o |[f particular problems were adequately addressed, such as parking regulation and an
effective complaints process, the issue of caps would “go away”

¢ A uniform cap would be unworkable; they should be tailored to areas of higher or lower
concentrations of STRs (such as Oceanside’s beach village versus less central areas)

e Caps will be ineffective without practical ways to monitor compliance (unlicensed STR
use)




, both the survey
rns:

ncern over STR
1ber of supportive

with others

neasures to:

 exterior of the
stices to local

es in STR homes

- or license compliance

riately respond to

ONA Short Term Rental Survey Report - Page 9

Caps would have a side-benefit of helping increase the availability of long-term rentals
and/or affordable workforce housing

Caps are necessary to address the impact that STR growth is having on the character of
our communities

Most visitors are appreciative and well-behaved people that we should be happy to

REPORT SUMMATION

Prioritized Concerns and Issues

When offered the opportunity to identify and rank the STR issues of most concer
respondents and Town Hall participants consistently identified these as top conc

Excessive and/or inappropriately parked vehicles
Excessive or post-quiet hour noise

Unsafe visitor activities (fireworks, on-site fires, etc.)
Unruly or noisy pets

Ineffectual or unresponsive complaint procedures

Sl )

Comments Supportive of STRs

While many of the comments from the community described dissatisfaction or c
operations in the community, the survey and Town Hall surfaced a significant nu
comments, including:

Economic benefits to the local community

STR contributions to road improvements (Transient Lodging Tax)
Supplemental income for homeowners

Interactions with courteous and interesting visitors

The increased opportunity to share appreciation of our area’s beaut

I RSN

Unanimously Supported Action Items

Survey and Town Hall participants offered nearly unanimous support for county
» Require STR owners to prominently post contact information on th
building (eliminate the current option to avoid posting by mailing r

neighbaors)

e Mandate the posting of emergency procedures and evacuation rou

e Design and enforce accountability measures for unresolved conduc
measures

The ONA local STR committee urges the county to use the above report to appre
many of the concerns raised by the survey responders.
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Respectfully submitted,

ONA Short Term Rentals Committee

Kathie Norris, Chair / Oceanside
Kris Woolpert / Oceanside

Ron Young / Oceanside

Carol Kearns / Oceanside

Robert Freedman / Cape Meares

Scott Campbell / Netarts




Summary of Short Term Rentals Survey
Responses from Cape Meares




Summary STR Surveys for Cape Meares Community

The unincorporated community of Cape Meares was invited to participate in the ONA short
term rental regulation survey. As Cape Meares has somewhat different concerns than
Oceanside and Netarts, it was decided to present the Cape Meare's survey results separately.
This report will consider only the responses from Cape Meares residents, and not the
information gathered at the ONA town meeting.

The Numbers:

23 People responded to the survey, 15 were full-time residents, 7 part-time, 5 own
undeveloped land, 2 own property rented out on a long-term basis, and 5 own property with
STR licenses.

Of the survey responses 8 had no particular concerns or issues, 10 had occasional issues or
concerns, and 5 had significant concerns.

Major identified issues in Cape Meares:
Noise

Unsafe activities

Pets

Trash

Septic tank overloads - and resultant pollution
Ineffectual or unresponsive complaint process
Lack of posted contact information.
Unlicensed houses being used as STR's

STR Positive Narrative comments:
Limiting the number or % of STRs in residential zone is in the courts now and seems to headed
for a declaration that it is unconstitutional.

Leave it be! Taxes and permits already enforced and there is a strong demand by tourists.

Tillamook County is putting a lot of effort and cost into increasing tourism. If we reduce the
number of places people can stay, we are going to reduce tourism. This is called “shooting
yourself in the foot.” For Tillamook County, it will be shooting ourselves in the wallet!

| have seen no lack of enforcement with my permit. It is regulated already.

Any home owner should be able to do with her or his property as she or he sees fit. Limiting the
number of short-term rentals in a community is wrong, too. Who gets to have one and who
gets left out? Any decision on this “who qualifies” matter is arbitrary and thus is clearly
unconstitutional and is a clear violation of the takings clause. The ensuing litigation would be
extremely costly for the County.




STR Positive Comments (cont.)

| own a STR in Oceanside and live in Cape Meares. It is profitable and provides me with
important income. | would prefer to have a full-time renter but have been unsuccessful in
finding one.

STR Narrative Comments: Areas of concern

We have homes advertising thev sleep 10-12 peonle. These all become pa
homes that advertise they sleep 6 or less, we have had no problems with.

Overloading septic systems is a major concern in Cape Meares, Tierra Del Mar, and Nedonna
Beach. This concern should restrict the number of occupants in a STR in these communities. In
Tillamook county, on the assumption that number of bedrooms will restrict the number of
occupants in the home, the maximum capacity that can be designed into a septic system will
determine the maximum number of bedrooms. And yet, on multiple occasions in Cape Meares,
| see 5 and more vehicles parked outside a two bedroom home and other evidence that the
home is occupied by far more persons than the septic system is able to handle. So what
happens when all those people use the bathroom in the morning? In Cape Meares the topsoil is
under-laid by layer of impervious clay. So, as the toilet is flushed and reflushed, the effluent in
the overloaded drain fields flows out of the field, then flows on top of the clay layer downhill,
and eventually into the ocean. When some of my neighbors were growing up here, the
constant parental caution was to not play in the water where Shit Creek flows across the beach.
This is the west end of Pacific Ave. It may be only slightly better now that the number of failed
systems is reduced, but is certainly worse than the old days on busy weekends when the STR's
are loaded with too many occupants.

This is a problem unique to these communities on the beach and on septic. It is real. The county
sanitarian has said that water samples taken offshore at these communities will show a rate of
contamination higher than other beaches in the county. An Oceanside Water District employee
became seriously infected a few years ago while digging in the soil adjacent to this creek. These
communities require additional restrictions on, and strict enforcement of occupancy limits.

| hope the county can look at the economics that currently make it more profitable to create an
STR versus a long-term rental. STR's are exacerbating the long-term rental problem in this
county. How can long-term rentals be encouraged over STRs?

Renters set out garbage and racoons tip over cans and scatter it everywhere. No one is there to
clean up the mess. Speed is also a problem as well as late-night noise.

Some visitors are clueless regarding community respect and treat our neighborhood like a giant
party. For example: a young man firing a handgun toward the wetlands.



STR Narrative Comments: Areas of concern (cont.)

| am 82 years old. We moved here in 1991 after having a weekend cabin across the street. We
built a new home here on a nice quiet street. Then, one by one, the STR's started up on our
street (which is a one-lane gravel road). We have had 7 car loads of college kids in one house,
and lots of kids having parties, with fireworks in front of our house at 2am. We have a bad
racoon problem and they scatter garbage up and down the street. Four of the closest homes
(out of 8) are now STR's."”

No tsunami awareness, no "go bags" provided.

Too many people and cars in STR's that are not designed or able to handle the numbers.

Analysis/Take Away

One of the major concerns that the Cape Meares community has that does not impact
Oceanside or Netarts is the fact that Cape Meares does not have a sewer system - each home is
responsible for maintaining its own septic system. When STR's are rented out to larger groups
than the home is able to accommodate, there is the strong possibility of overloading the septic
system, and eventually having run-off that finds its way into the ocean. a number of people
reported large groups in certain STR's - as many as 15-20 people occupying a 2 bedroom home
for example. Often times this will happen without the knowledge of the homeowner, but in
other cases the home has been advertised to sleep more people than is appropriate.

Other than the above, survey respondents generally agreed with the concerns expressed by
Oceanside and Netarts respondents. More enforcement and inspection of STR's was very
important to most all respondents, as well as having proper signage on all units. The need to be
able to locate owners or responsible parties quickly is also seen as important.

The other major concern among Cape Meares residents was about unlicensed operations.
People who rent their homes out as STR's but don't register them, and receive payment "under
the table." Sometimes this situation occurs under the guise of letting "family and friends"
friends stay in the home.

As always, there is a mix of feelings about the issue. It seems clear that those who own or
operate STR's think that the current regulations are all that is needed and the process is
working well. Those who do not own STR's and are often impacted by the noise and disruptions
that come along with having short term renters constantly moving in and out are
understandably wanting more regulation and more enforcement of existing regulations.

Respectfully submitted,

Robert Freedman, Cape Meares Representative
ONA Short Term Rentals Committee




