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Short-Term Vacation Home Rentals – Summary of Oregon Cities                                                 
 
 

 

 
City  

 

Short-Term 
Rentals Allowed in 

Single-Family 
Zones   

 

Short-Term Rentals 
Allowed in Other  
Zones/Districts 

 

Required Land Use 
Approval Process 

 

 

Other Licenses, 
Fee & Taxes 

Ashland 
 

• No 
• Prohibited in single-

family (R-1), rural (RR) 
and suburban (R-1-3.5) 
residential zones.  
 

• Yes 
•  Allowed in commercial (C-

1), employment (E-1) and 
owner-occupied in multi-
family zones (R-2 & R-3) 

• Conditional Use Permit 
 
 

• Business License 
• JC Health Dept. 
• Transient Occupancy 

Tax 
 

Bandon 
 

• No 
 

• Yes 
• Controlled Development 

Zones (ocean front/jetty 
and bluff areas); Old Town 
Commercial (C-1) and 
Light Industrial Zone 

• Conditional Use Permit 
 

• Business License 
• Transient Occupancy 

Tax 
• Local Representative 

Cannon Beach 

• No • Yes 
• Owner-occupied B&B 

allowed in R-2 & R-3 
zones.  

• No owner occupancy in 
Residential Motel (RM) 
zone 

• Conditional Use in R-2 / 
R-3 

• Permitted Use in RM  

• Business License 
• Transient Occupancy 

Tax 
 

Depot Bay 

• No 
• Prohibited via a ballot 

measure approximately 
15 years ago. 

• Yes 
• Tourist Accommodations/ 

Resorts outright permitted 
uses. 

• Overlay Zone (NCA) SFR 
appearance – 
commercially zoned 

 • Business License 
• Transient Occupancy 

Tax 
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Gold Beach 

• Yes (existing 
structures) 

•  • Conditional Use Permit) 
with specific standards 
(requires public hearing) 

• Business License 
• Transient Occupancy 

Tax 
• Local Representative 

available 24-hrs.  

Lincoln City 
 

• Yes • Yes 
• Note: Lincoln City is 

currently discussing the 
possibility of limiting short-
term rentals to specific 
districts. 

• Special Use Permit 
(SUP) 

• One per property owner, 
landscaping & parking 
standards. 
 

• Business License 
• Transient Occupancy 

Tax 
• Local Representative  
• Annual Renewal 

Yachats 
 

• Yes – owner occupied 
B & B 
 

• An on-site owner is not 
required within Recreation 
Overlay zones 

• Conditional Use Permit in 
R-1,-2,-3 zones; max # of 
5 occupants.  

• Other zones limited to 
Recreation Overlay (RO) 
& proximity to 101.  

• Business License 
• Transient Occupancy 

Tax 
• Local Representative 
• Annual Renewal (tri-

annual inspection) 
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VACATION HOME ORDINANCE 
CITY COUNCIL STUDY SESSION 

 
BACKGROUND BRIEF 

 
What Is The Size of the Vacation Home Rental Market? 

 
National research (Phocus Wright) shows that today there are four lodging choices 
that are considered individual visitors markets: 

 
• Staying with friends and relatives 
• Motels/Hotels/Resorts  
• Bed & Breakfast Inns 
• Extended-Stay - Vacation Home Rentals  

 
Staying with friends and relatives and motels/hotels/resorts remain the two largest. 
But the next two are equal in size: B&B’s and vacation home rentals both control 
11% of the national market. The fastest growing demand is for extended-stay style 
lodging, such as suites, cottages, cabins and vacation homes.  
 
According to a 2010 HomeAway study by Radius Global Market Research, the 
vacation rental industry generated more than $85 billion in 2010 in the U.S. and 
Europe.HomeAway’s LeisureLink Demand Index™ shows that overall vacation 
home lodging demand grew more than 200% between 2008 and 2010. This 
demand is reflected in the explosive growth of vacation home rental websites: 
 
• HomeAway, Inc. – Is the worldwide leader in vacation home rentals with 

735,000 paid listings. HomeAway owns the three major vacation home 
websites in the U.S.:  
 
HomeAway.com 
VRBO.com 
VacationRentals.com  
 
The pioneer site was Vacation Rentals by Owner (VRBO.com) founded 15 
years ago. It was acquired by HomeAway in November 
2006.VacationRentals.com became part of HomeAway in May 2007.  
 
In addition, HomeAway also operatesBedandBreakfast.com, the most 
comprehensive global site for finding bed-and-breakfast properties.Google 
Ventures purchased HomeAway shares from existing investors in November 
2010 to provide major search support for all the sites.  
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• FlipKey – Majority-owned by TripAdvisor* – the largest travel site in the world – 
is promoted on TripAdvisor.com and other TripAdvisor media sites and is the 
other major online player with 160,000 vacation homes located in over 7,000 
cities throughout the world. 

 
Of course, this review doesn’t even touch on the explosive growth of Craig’s List, 
which is now the prime source of classified advertising in America. 

 
These vacation home websites have almost 60 million visits per month

 

. With all 
due respect, Ashland simply can’t control this exploding lodging segment by 
enforcing a 30-year old hotel/motel ordinance on a few select homeowners.  

How Do Vacation Home Rentals Differ From  
The Hotel/Motel And B&B Market? 

 
While B&Bs and Hotels/Motels occasionally compete with Vacation Home Rentals, 
homes attract a very different clientele based on psychographic research.  

 
• In America, B&B clients desire a luxurious, historic, and personalized 

experience with the owners in a neighborhood setting.  
 
• Hotel/Motel clients desire more amenities (spas, pools, workout rooms, 

restaurants, bars), convenience to major attractions, and they often look for 
package deals.   
 

• Vacation rental home clients desire the inherent value of renting a home, with 
extra space, privacy, and home-style amenities (kitchen) with are ideal for 
longer stays. Homes particularly appeal to extended families, small groups (two 
couples), visitors traveling with pets, and foreign travelers that can stay a longer 
period of time.  

 
The LeisureLink Demand Index™ found that travelers are using vacation rentals 
for everything from weekend getaways (38 percent) to multi-week vacations (21 
percent). In addition to flexible lengths of stays, travelers agree that the use of 
vacation rentals allows them to enjoy a range of value-related benefits. In fact, 
nearly 74 percent said they are able to travel with more friends and family. Fifty 
percent said vacation rentals allow them to take longer vacations; 49 percent said 
they can take more upscale vacations; and 35 percent said vacation rentals allow 
them to 

 
travel more frequently. 

What Is The Estimated Size Of This Market In Ashland? 
 

This is hard to determine since Ashland’s current enforcement policy has driven 
the majority of vacation homeowners underground. Based on informal discussions 
with numerous property owners and reviewing online resources, it is estimated that 
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there are 150 properties that are being marketed as vacation rentals.Of course, not 
all of these are illegal.HomeAway research reveals that the national average for 
vacation home rentals is20 weeks (140 days), so this represents a potential of 
21,000 room nights that could be taxed.  
 
The City of Ashland is in a position to estimate potential Transient Occupancy Tax 
(TOT) from these homes. But the potential to significantly increase TOT collection 
by creating a Vacation Home Rental ordinanceis significant. 
 

What Are The Key Reasons For Changing This Ordinance? 
 
1. It increases the supply of taxable lodging

 

. Ashland needs more lodging 
capacity and more TOT revenue, especially with the closing of a large portion 
of the Windmill Inn of Ashland (Ashland Hills).  

The city, given its “no growth” policy and limited land for development, cannot 
easily increase lodging capacity by building more hotels and resorts. An 
updated ordinance to regulate vacation home rentals in all zones, including R1, 
would not only increase lodging capacity, it would support the city’s “in fill” 
philosophy and allow Ashland to better serve a distinct segment of the lodging 
industry.  
 

2. Vacation home rentals fulfill a known visitor need

 

.  In reviewing past guest 
records with a variety of vacation home owners, the typical Ashland vacation 
home renters are extended families, two couples, or someone looking to 
relocate. They want to “test drive” living in an Ashland neighborhood, and they 
can’t do this with a B&B or motel/hotel experience. Home rentals especially 
appeal to foreign visitors that may be here for longer periods. Also, more and 
more visitors want to travel with their pets, and this eliminates many current 
Ashland lodging choices.  

3. Vacation home rentals strengthen Ashland’s economy

 

. Because vacation 
home visitors typically stay longer, a week or more, there are more 
opportunities for tourism dollars to reach deeper into the community.  

By staying longer, these visitors support more local businesses: wineries, 
culinary attractions, shopping, local artists, golf, etc. The longer someone stays 
the more likely they are to shop in local stores, buy groceries and gas, 
purchase fresh produce at the farmer’s market, go to the movies, ski Mt. 
Ashland, and support the more than 80 restaurants and numerous galleries in 
Ashland. 
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4. Vacation home rentals protect neighborhoods and provide supplemental 
income for homeowners

 

. Many aging or retired property owners, who had 
planned to sell their homes as part of their retirement income plan, cannot 
afford to do so at current market values, even though they may no longer live 
full-time in Ashland because of family commitments, health issues or a desire to 
travel.  

Many homeowners also rely on this supplemental income to pay their property 
taxes and mortgages in the face of layoffs or other economic issues. Many are 
at risk of losing their homes if they are denied this income source. If these 
owners are forced into foreclosures and loan defaults, how will this help the 
City, Jackson County, or our Ashland economy? 

 
One of the key factors in studying this issue is that the vast majority of Ashland 
vacation home rentals are not owned by corporations or companies. They are 
owned by local residents that live in them, so they are focused on protecting 
their investment and that means protecting their neighborhoods
 

.  

In reviewing other cities that have had successful vacation home rental policies 
in R1 zones, there is no evidence that vacation home rentals will negatively 
impact the residential feel of a neighborhood.  

 
What Is The Challenge With Enforcing Current Regulations? 

 
The city’s current “crack down” on vacation home rentals, driven by a complaint 
by the local B&B industry, places the city in a questionable legal environment 
called “rent-seeking.” 
 
In economics, rent-seeking is an attempt to obtain economic control by 
manipulating the social or political environment in which economic activities 
occur. The simplest definition of rent-seeking is to gain wealth by increasing 
one's share of existing wealth, i.e. market share, instead of trying to create new 
wealth. The City of Ashland, by favoring one lodging segment over another 
could be accused of doing this. 

 
Of course, this doesn’t touch on the legal issue of selective enforcement, where 
the City has not applied their enforcement efforts equally. Easily identified 
vacation rentals have been targeted, while the vast majority that are flying 
under the radar have not. If this ordinance is to be enforced, it must be done so 
across the board and in a manner that is fair to all vacation homeowners.  
 
As outlined, given the explosive growth of this segment over the past decade, 
the City has placed their hard-working and dedicated planning staff in a position 
where they have to spend time scouring websites, instead of simply updating 
and revising a vacation home ordinance that would make vacation home 
rentals a positive economic and community asset for everyone involved.   
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How Difficult Will It Be To Establish A Vacation Home Ordinance? 
 

An ordinance specifically for vacation homes is nothing new. Numerous Oregon 
cities have embraced the vacation home rental segment for years and made 
money by developing sensible regulations that can address neighborhood issues 
while collecting TOT from everyone. 
 
It should be relatively easy to obtain copies of existing regulation that have proven 
very successful. I have already provided a copy of a 20 year old Gold Beach 
ordinance that is working well for their community. 

 
Will Ashland B&Bs SupportThis Change? 

 
In my informal discussions with B&B owners, if an ordinance change creates a 
level playing field and stops giving illegal rentals a competitive advantage; I believe 
they would be supportive.  
 
As a former B&B owner, I believe Ashland’s B&B industry deserves a level playing 
field. Although there is no hard research that vacation home rentals offer inferior 
accommodations or directly compete with B&B’s for longer stays, Ashland visitors 
certainly need to be assured that home vacation rentals are regulated and the city 
needs to collect TOT from all visitor accommodations.  

 
Will Ashland Residents Support This Change? 

 
In talking to numerous residents, home owners, B&B operators, and neighbors, I 
believe this change will be positively received by the community. But only an 
independent, scientific study can answer that question. I would urge the council to 
consider conducting a quantitative study that would provide the City with input from 
the entire community. Below are a few of the comments I have received by 
Ashland homeowners:  
 
Longterm property owner, resident (30 years)and business owner 
 

“I chose to list my own home with VRBO because I saw it as the most  
beneficial way to make ends meet. I have experienced a dramatic increase in 
expenses over the last few years and no additional revenue.  
 
I have lived in the same neighborhood for over 30 years. I have seen many 
changes in property owners and new construction. The neighborhood has only 
improved and shows a real pride of ownership. It is a mix of single family owner 
occupied properties and higher density rental properties.  
 
I understand the City’s concerns relating to short term vacation stays in these 
neighborhoods. Based on a previous experience renting out a property thru VRBO 
I knew my clientele would be a sophisticated and moneyed group.  
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My maximum occupancy was 4 adults, no more than the occupancy of a longer 
term rental. The traffic, noise, and presence would be no more than a longer term 
rental. My guests paid a significant security deposit and I had an on-site manager 
in another rental on-site. 
 
To date I havenever had a problemwith short term guests, 

 

but I have had to 
respond to many noise, parking, damage and other issues with long term tenants.  

My neighbors have all commented on how pleasant and effectively

 

 unchanged the 
neighborhood has been since the visitor season began.  

The City should begin to develop with home owners under no penalty, a 
comprehensive review and plan of action to license shortterm vacation stays.  
 
Tourism is the life blood of this city. We must be forward thinking and create the 
most vibrant tourism economy possible. The City and Municipalities would 
generate new revenue with a revised ordinance. The trickle-down effect for the 
overall economy would improve. The City needs to prioritize this issue. A plan for 
guidelines, licensing etc. must be put into action for the 2013 Season.  
 

Jeff and Melody Jones – Long term property owners 
 
As a vacation rental owner, I feel privileged to be able to share our space with 
people who choose to stay with us rather than a hotel. We have made close friends 
with guests who return year after year.  
 
All of our guests are here to see Shakespeare plays, attend weddings, and mostly, 
to live in a neighborhood to get the feel of Ashland to retire or relocate in. These 
people are intelligent, kind, and very respectful of our property and our 
neighborhood. Everyone recycles and we only ever have ONE can of garbage per 
week.  
 
Because of our guests, I am SURE our yard and environment is much cleaner and 
presentable, like cleaning one’s house before having dinner guests. Our guests 
don't pick up children, drive to and from work every day, go to appointments or do 
daily errands, they seldom get in their cars.  
 
There is definitely a shortage of housing for Ashland visitors as people often 
comment that EVERY PLACE is totally booked and they are so grateful there is an 
alternative place to stay. 
 
I hope the council understands the importance of vacation rentals. I see this as 
being nothing but a win win for the City of Ashland, our visitors and us vacation 
rental owners who need this extra income to pay for the high cost of living in this 
lovely place. 
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Visitor’s comments: 
 
"We were fortunate to have stayed at this lovely cottage in June 2012 and we 
would like to thank Melody, Jeff and Julian for their hospitality. Their place has a 
beautiful, large garden with 3 seating areas, a BBQ area, a vegetable garden and a 
hammock - all of which were offered for our use. We were in town for a family 
wedding, and were encouraged to invite people over to enjoy their amenities. Over 
the course of the month we were there, we were able to invite our relatives and 
friends over - and ended up having some wonderful evenings with them. The 
cottage is within walking distance to Lithia Park, the Shakespearian Theatre, the 
Cinema and several restaurants and shops. You won't be able to find a better place 
to stay in Ashland. We are looking forward to going back next year". 
 
Char and Gerry -Vancouver Island, Canada 
 

Diane Paulson - Long-time property owner 
 
In reviewing my past tenants, we have had three people who lived in Annie’s 
Cottage and came back from where they lived and bought homes in Ashland.  
 
We housed the temporary/Interim Fire Chief, people attending the United Bicycle 
Institute (UBI), overseas visitors (Korea) and people as far away as New York City. 
 
All of these guests have infused more money into the Ashland economy than just 
their rent.  And a good number of grandparents who want a large enough space to 
have their grandkids stay over, cook for them, babysit for their kids, absolutely 
would not work with a B&B or a motel room.  
 
We’ve also had other VRBO ownersfrom other cities stayed because they wanted 
the same experience that they were offering, more privacy, less noise, more 
amenities like cooking at home, bringing their pets, more feelings like you are a 
local and NOT a Tourist. They love that they can meld into the local culture more.  
 
Some of the people wanted to come for a week, some for a few months. We had to 
tell the weekly ones, that the we had to charge them a monthly rate and they came 
anyway… staying as long as they could to get their money’s worth.  
 
Our neighbors do not have any complaints that I am aware of, they see our guests 
as a vehicle for friendship and adventure, thru getting to know them and what their 
stories were.  

 
 
AUTHOR OF THIS BRIEF – Mark Dennettis a former B&B owner, a former operator of vacation 
rentals in Sun River, Jacksonville and the Oregon coast, and a long-time tourism consultant who 
has worked for various local hotels, resorts and B&B’s. In developing this background brief he has 
had extensive conversation with local Ashland property owners and has reviewed a variety of 
secondary research. Dennett is owner of the Ashland based Dennett Consulting Group and DCG 
Research. 



Ashland’s Bed & Breakfast Network (ABBN) Position Paper on Unlicensed Vacation Rentals 
 
To: Ashland City Council Members 
From: Ashland’s Bed & Breakfast Network 
Date: August 2, 2012 
 
In anticipation of the Ashland City Council’s upcoming Study Session to discuss unlicensed 
lodging operations throughout the city, the Ashland’s Bed & Breakfast Network (ABBN) Board, 
the only organized lodging association in Ashland, met on July 30, 2012 and respectfully 
presents its position for your consideration.   
 
Our View:  As long-established business people and residents of Ashland, the most important 
considerations for the city in responding to the request for revisions of the Travelers' 
Accommodation Ordnance are the protection of city neighborhoods and permanent residents, 
and to provide visitors to Ashland a first rate experience with safe, clean and environmentally-
sound lodging.  Appropriate living, sleeping and adequate parking must be provided and the 
city’s taxing laws should be evenly enforced.  Only then should consideration be given to the 
sometimes competing interests of various segments of the lodging industry.   
 
As for legalizing Vacation Home Rentals in any R-1 zone, it is critically important that the 
integrity of the R-1 residential neighborhoods is maintained and the city solicits residents’ 
input. 
 
You should be aware that the city’s recent enforcement of the city’s 30-day rental ordinance on 
unlicensed lodging operations was not initiated at the request of ABBN or any of its 22 
members.  Moreover, ABBN, which represents the most highly-regulated segment of the 
lodging industry, does not necessarily oppose updating/amending the city’s Travelers’ 
Accommodations Ordinance (18.24.030.K).  However, we hope that the Council would not 
apply a different set of standards and regulations for Vacation Rentals versus other lodging 
establishments such as B&Bs.  Nonetheless, if a lower set of standards and regulations are 
proposed, then in the interest of fairness, we expect the same is applied equally to all lodging 
establishments in order to provide an equal playing field. 
 
To that end, should the city decide to update/amend the ordinance, we would like to make sure 
that at a minimum the following requirements are met by all applicants: 
 

a. Obtain Conditional Use Permit; 
b. Obtain Business License; 
c. Comply with Jackson County lodging requirements; 
d. Comply with the City of Ashland and State of Oregon Transient Occupancy Tax; 
e. Provide adequate and required off-street parking; 
f. Conversion to city’s commercial utility rate for all services; 
g. Obtain Commercial liability insurance for guest safety; 
h. Require annual fire-safety inspection; 
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Ashland City Council  August 2, 2012 

ABBN Position Paper on Unlicensed Vacation Rental 
 

 
It is worth noting that as more rental units are taken off the long-term rental market to rent as 
short-term Vacation Rentals, the Ashland rental housing market will be negatively impacted 
both in term of supply and price. 
 
As the city budget reflects, the city’s Transient Occupancy Tax has decreased in recent years.  
This not only indicates unlicensed Vacation Rentals are taking business from licensed lodging 
establishments, it indicates that sufficient room vacancies exist within the current licensed 
lodging establishments.  Members of ABBN will be present at the Council’s Study Session and 
will be happy to answer any questions you might have. 
 
Sincerely; 
ABBN Board of Directors 

 A Midsummer’s Dream Bed & Breakfast 

 A-Dome Studio 

 Abigail’s Bed & Breakfast Inn 

 Anne Hathaway’s B&B and Cottages 

 Ashland Black Swan Inn 

 Ashland Creek Inn 

 Ashland Mountain House B&B 

 Ashland Royal Carter 

 Ashland Tudor House 

 Bayberry Inn 

 Blue Moon Bed & Breakfast 

 Chanticleer Inn B&B 

 Coolidge House Bed & Breakfast 

 Country Willows Bed & Breakfast 

 Iris Inn 

 McCall House 

 Oak Hill Bed & Breakfast 

 Oak Street Station 

 Romeo Inn 

 Shrew’s House Bed & Breakfast 

 TouVelle House Bed & Breakfast 

 Winchester Inn Restaurant & Wine Bar 
 
CC:  Dave Kanner, City Administrator 
 Bill Molnar, Community Development Director 
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