


 
Attached is the word version of the STR regulations, tracking is locked in the on
position. If you have any questions let me know.
 
Randy requested a reminder of dates discussed:
 
All PAC members with suggested edits should have their edited version to Randy by
November 4th and then Randy should have a word document with everyone’s
suggestions to me by November 18th. There was also discussion about Randy
verifying with each member that he correctly captured their comments before sending
me the final version, please do so.
 
Just a note, if we have a lot of comments in the side bar it can get messy. My
suggestion is if you are adding comments to the document be clear and concise and
if you want to elaborate prepare a separate document with further explanation. If you
do add additional comment in a separate word doc, please provide to me by the 18th

so it can be distributed and members can be prepared to discuss and weigh in at the
meeting in December.
 
Thank you,
 

Kind Regards,
Marissa Watson
Senior Planner | Long Range 

 
 
 
Phone: 360-427-9670 ext. 367 

Email: mwatson@masoncountywa.gov
Address: 615 W Alder Street Shelton, WA
98584

 
*Please note: Mason County complies with the Public Records Act Chapter 42.56 RCW. As such, any e-mail sent to and/or
from the County may be subject to public disclosure.
 



Randy Lewis Commentary on Short Term Rentals 

To me this seems like more of an overall county enforcement issue rather than a specific STR 
enforcement issue. Why overlay exis�ng ordinances with redundant ordinances we are already not 
enforcing, or enforcing poorly. 

There is also the issue of frequency of bad behavior. The horror stories are real, and need serious 
aten�on, but what por�on STR bad behavior compared to overall county bad behavior. 

 Ini�al data appears to show that for example sep�c issues related to STRs are a frac�on of sep�c safety 
issues in the broader county. I would like to see more data on other issues, such as the number of bad 
behavior complaints by neighbors of STRs compared to the number of similar bad behavior complaints 
by neighbors of “non-STR” housing. 

Although perhaps out of scope for this commitee (Except that the commitee is tasked to recommend 
required fees for such implementa�on) I personally do not believe we should implement some type of AI 
algorithm to monitor STR behavior. For one, this seems like government “big brother” overreach, plus 
two, the vibe is that we are se�ng up more favorable response �me for a specific type of dwelling.        

As for the horror stories, cannot these be accommodated by enforcing exis�ng code, or by neighborhood 
solu�ons? In par�cular for “rich” investors taking over neighborhoods by buying and turning homes into 
STRs, not sure county ordinance can or should muzzle the free market, although perhaps zoning could 
help for those area where zoning might create remedies or mi�gate problems  

May I suggest documen�ng exis�ng laws that apply to STR’s, State and County, then iden�fy issues 
specific to STRs that needs to be remedied by new STR – specific ordinances.   

Below is an atempt to create an ini�al list of exis�ng and proposed new laws applying to STRs. Not a 
comprehensive list, but if the commitee likes the concept the list can be fleshed out.  

Exis�ng State Law  

RCW 64.37 -> WA State – general STR regula�ons / RCW 82 -> State Taxes and Fees 

Exis�ng County Ordinances 

MCC 6.72 -> Solid Waste / MCC 6.76 –> Sewage Systems   

MCC 10 -> Vehicles and Traffic / MCC 15 –> Development Code / MCC 9 -> Peace, Morals and Safety  

Proposed STR Specific New County Ordinances  

(Numbers below are placeholders. Final numbers, if adopted, may differ)  

MCC 17.100.010 – Purpose / MCC - 17.100.020 Defini�ons 

MCC 17.100.040 – Type of STRs / MCC 17.100.050 – Standards for Opera�on of Short-Term Rentals 

MCC 17.100.070 - Exis�ng Short-Term Rentals   

 

 



Chapter 17.100.xx Review Of Short Term Rentals By Jeff-Carey 11/03/24 
 
Opinion 1: 

After much review & public testimony of both written & at the PAC recent hearings it is my view that until the county 
comes up with plan & implementation process to administer and enforce the existing health, safety, civil , & criminal 
rules, regulations and laws that arise with short term rentals (STR) creating any additional regulations no matter how 
valid is a waste of resources at every angle I look at.  

There are definitely problems with STR’s unlike most any other business I know.  However, we should run a test for  
year or so upholding the current health, safety, civil , & criminal rules, regulations and laws to see how many of the 
problem and concerns we can solve before enacting additional rules and regulations and laws.  

 

Opinion 2: 

If we really are hell-bent at this time on amending chapter 17.100.xx then here is what I would like to see amended.  

1. Big picture separate the STR’s into 3 tiers or levels. 
a. Onsite owners: 
b. Offsite State of Wash. absent ownership: 
c. Out of state absent ownership:  

2. Page 1 of 8 of draft 17.100.xx: 
a. No changes. 

3. Page 2 of 8 of draft 17.100.xx: 
a. Section 17.100.040; Create 3 types or tiers as I proposed above in opinion 2.1. 
b. Section 17.100.050; Item B allow recreational trailers & motor homes if facilities to support exist. 

(Opinion; No different than an ADU in my view).   
c. Section 17.100.050; Item D1: Allow two (2) adults or three (3) children per bedroom.  
d. Section 17.100.050; Item E2: STR Site/property must be posted with on site signage showing parking 

location (s). 
4. Page 3 of 8 of draft 17.100.xx: 

a. Section 17.100.050; Item G: STR site plan on site and or posted 
b. Section 17.100.050; Item H: Need Definition of operator.  
c. Section 17.100.050; Item H: The whole paragraph should be removed,    Sub section (H1) should be 

kept along with contact info on site and provide this info to adjacent property owners. 
d. Section 17.100.050; Item I: Within subsection 1a and subsection 2 both subsections should be 

removed. (It is not the county’s role nor does it have the time to ensure that state or federal taxes 
are paid.)  

e. Section 17.100.050; Item K: Okay as is.  Permitting Short-Term Rentals 
5. Page 4 of 8 of draft 17.100.xx: 

a. Section 17.100.060; Item b: Notification should be attached to the county’s  existing “Taxsifter 
Database” for public access to review. 

b. Section 17.100.060; Item b: subsections 3A,3B, & 3Ba;  
i. For 3A Notify only adjacent parcels, 

ii. For 3B, Should be handled the same way SEPA’s are handled. 
iii. For 3Ba, This is not needed. Failure with any STR regulations is a violation of the STR code.  

6. Page 5 of 8 of draft 17.100.xx: Application requirements are generally okay. Question how does the county 
handle existing motels & etc. non STR’s??  



Chapter 17.100.xx Review Of Short Term Rentals By Jeff-Carey 11/03/24 
 

7. Page 6 of 8 of draft 17.100.xx:?  Jeff Ran out of time to fully review, comment & propose any changes to this 
page.  Good Luck. 

8. Page 7 & 8 of 8 of draft 17.100.xx: 
a. Section 17.100.080; Item H: There is a violations and enforcement section dealing with complaints 

prior to the section 17.10.080 on Violations & Enforcement and that these 3 sections need to go in a 
complaints portion of Violations and enforcement on pages 7 & 8 of 8.  

b. I cannot find any complaint handing process on the county website.  This is a problem for our 
residents. 

c. At this time I do not see or find an adequate working complaint process or public record keeping 
methods, processes & procedures for both the operators and the public. The county estimates there 
could be 1,100  STR’s in mason county or little over 3% of the total county wide residential units.  

d. Substantiated complaints vs unsubstantiated complaints how to handle? 
e. For substantiated violations:  

i. 2) The penalties for violations of this chapter are outlined as follows: 
1. The first violation shall be a fine of $350. 

a. Major vs minor violations what #?    
2. The second violation shall be a fine of $1000. 

a. Major vs minor violations what #? 
3. The third violation shall be a fine of $3000 and/or revocation of an issued short term 

rental permit 
a. Major vs minor violations what #? 

 

Areas to Contemplate:  

1. Violations and Enforcement ad Records: Very incomplete and inadequate at this time. 
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Short-Term Rental (STR) Discussion 
Comments on Draft Mason County Ordinance 17.100, Short-Term Rentals 

 
Recommendation: accept RCW 64.37, Short-Term Rentals, as the base Mason County (MC) 
17.100, Short-Term Rentals, ordinance. Add a requirement that owners provide renters, not the 
county, a Property Management Plan that includes STR specific information. An edited draft MC 
17.100, in tracked changes, is provided. 

Comment: do not require registration/permitting, fees to operate a STR, pre-inspections 
(building, fire, public health, etc.), occupancy limits, proof of solid waste collection, etc. 

Discussion: each of the primary topics listed in the draft MC 17.100 along with topics from the 
early 2024 survey, two Board of County Commissioners (BOCC) Workshops, and public 
testimony at the PAC on October 21, 2024, are addressed below.  
1. General: it is the author’s belief that less, not more, regulation is desired by citizens from 

government. Likewise, all law, ordinances, or regulations should be fairly (i.e., without bias) 
and reasonable enforced. Specifically crafting a county ordinance and targeting enforcement 
of existing ordinance/laws to STR owners and occupants, and not all residents, is 
discriminatory. 

Comment: STR owners/managers have a vested interest in managing and maintaining a 
well-run STR. Proper management, operation, and maintenance results in more renters, 
preserves the value of the home, and maintains good relations with neighbors. 

2. RCW 64.37 Short-Term Rentals: provides reasonable definitions, requires paying taxes, 
addresses consumer safety, covers STR platform requirements, and the need for minimum 
liability insurance. The draft MC 17.100 largely duplicates, directly or indirectly, RCW 64.37 
in Sections 17.100 020 and 050 (a), (b), (h), (i), and (j). 

3. Sewage: is has been stated that STRs are a source of higher-than-normal sewage releases due 
to overpopulating the dwelling units above the septic or sewer system capacity. At the 
10/21/24 PAC it was reported that 4 sewage releases are attributed from STRs and 100 to 150 
for all other residences (non-STRs) in the previous approximately two years. The Mason 
County Housing Needs Assessment, July 2024, developed for the Comprehensive Plan 
reports a total of 33,461 housing/dwelling units in the county. This includes single family 
residences, townhouses, multifamily units, and manufactured homes. The Planning 
Department reports there are about 1,100 STRs based on a review of STR platforms.  

a. Analysis: the STR sewage release rate is 3.64 releases per 1,000 STRs (4 releases / 
1,100 STRs). The standard home sewage release ranges from 3.09 to 4.63 sewage 
releases per 1,000 homes [100 to 150 releases / (33,641 homes - 1,100 STRs)]. 

b. Conclusion: the draft MC 17.100.050 (c) and (d) sections are not required. STR 
sewage releases are like, or possibly lower than, standard homes. Therefore, 
regulating the number of people in a STR and restating existing sewage inspection 
requirements is not needed. The homeowners / management companies are doing an 
adequate job today with current regulations. 

4. Solid Waste: the county has existing solid waste requirements. If an STR does not abide by 
reasonable solid waste disposal (timeliness, completeness of pick up, etc.), then it degrades 
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the property and tenant reviews, hence return and future renters. If there is a persistent 
problem, existing ordinance can address the problem. 

Comment: there are numerous residences in MC that have months (if not years) of trash 
and rubbish on their properties. These should be a focus of rubbish enforcement action. 

5. Safety Equipment: appropriate Washington Administrative Codes (WACs) shall be 
followed. Restating those requirements in MC 17.100 is redundant. This applies to smoke 
and carbon monoxide detectors, along with fire extinguishers. 

6. Property Management Plan: Agree, minimum elements of a property management plan 
should be listed in MC 17.100. The Property Management Plan should be made available to 
renters. Mason County offices do not need to receive a copy, review, or approve the plans. 

7. Registration, Inspections, and Fees: Why is registration and fee collection being 
suggested? Based on discussions, the registration is needed to know who has a STR and to 
collect fees to hire code enforcement officials. Two questions surface; 1) are STRs really an 
issue and 2) is this a start of MC regulating all in-home businesses (including teleworking)? 
Based on the unquantified data, STRs may have issues with limited unruly/disorderly guests. 
However, little to no empirical data has been presented to support registering all STRs, 
collecting fees, and hiring inspection/enforcement contractor and/or staff members.  
Conclusion: no registration or fee collection is needed, at this time. MC needs to enforce 
existing laws/ordinance fairly and objectively for all citizens/residents. 

8. Enforcement and Fines: recommend no additional enforcement or fines. If there is an issue 
with a lack of enforcement, which I believe there is, then it applies to all county residents, not 
just STR owners and occupants. 

9. Homeowners Associations (HOAs): if MC17.100 retains its current content, then language 
needs to be developed to address how HOAs with existing STR covenants/rules need to 
respond. The language needs to address: 

a. Setting a period for HOAs to modify their existing STR covenants/rules to align with 
MC ordinance language, if there are disconnects. 

b. Need language on double jeopardy. If an HOA and MC has a fine process can both 
impose a fine for the same offense? Which authority takes precedence? If the first 
finds no fault, can the second still review and fine? 

c. Some HOAs (Cushman, see attached) allows the use of a camping lots as a STR 
location if the renter brings their own RV. This activity would likely be banned as an 
STR (and from STR platforms) based of the current draft MC 17.100. Is this an 
appropriate activity for MC to regulate or should the HOAs be allowed to self-
regulate? 
Comment: allow HOAs to self-regulate. 

10. Other Topics: The following topics are not currently called out in the draft MC 17.100, but 
did surface during the survey, a workshop, or public testimony. Most, if not all, are addressed 
in current state law and/or MC ordinance. Topics include use of fireworks; speeding and 
reckless driving; new MC taxation of STR owners/users; assault, vandalism, and theft by 
STR renters; banning all STR signage; limiting the number of STRs in a geographic area; 
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and requiring STR owners/management to check in with neighbors to see if there are 
problems. 

Comment: no additional language is needed in MC 17.100. 
11. Open Topics/Discussion:  

a. Inspections: if the determination is made that inspections (fire, public health, 
building, etc.) are needed, then MC 17.100 must specifically define the 
standards/codes to be enforced. 

i. Fire Extinguishers: if inspections are required, then the standard must be 
stated (e.g., NFPA 10, which requires more than just annual inspections). The 
draft MS 17.100.050 (k) (2) a. language that reads “Extinguisher(s) shall be 
serviced annually by a firm licensed in the State of Washington.” Needs to 
include a reference to an inspection standard. 

ii. Building Codes: what code applies? Is it Code of Record (i.e., the year the 
structure was built), code at the time the dwelling unit became a STR, or 
current building code? If it is either of the latter two, then many dwelling units 
may be found to be unworthy as an STR, yet perfectly adequate for a 
residence. 

b. How do we, or do we even need to, regulate non-dwelling units (RVs, tents, etc.) that 
are being provided as if they are STRs? Note: this is an option in the Lake Cushman 
STR rules. 

 
William Harris, PE, PMP, RMP 
PAC Member 




















