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PLANNING COMMISSION STAFF REPORT 

VACATION RENTAL CONDITIONAL USE PERMIT  

709 E Franklin Street 

  

HEARING DATE:  January 13, 2022 

FILE NO:   CUP21-0007 

REQUEST:  Conditional use permit approval to use a single-family dwelling as 

a vacation rental home 

LOCATION:  709 E Franklin Street 

TAX LOT:  R3218DD 06100 

APPLICANT/OWNER: Erin Lynch & Richard Rupp 

ZONE:  R-2 (Medium Density Residential) 

PLAN DISTRICT:  MDR (Medium Density Residential) 

 

ATTACHMENTS: 

Planning Commission Order 2022-01 with: 

 

Exhibit A:  Findings 

Exhibit B:  Conditions of Approval 

Attachment 1: Application 

Attachment 2: Agency Comments 

Attachment 3: Public Comments 

Attachment 4: Housing Work Program 
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A. DESCRIPTION OF APPLICATION: The applicant is requesting Conditional Use 

Permit (CUP) approval to use an existing three-bedroom home as a vacation rental 

located at 709 E Franklin Street. The applicant has stated that four off-street parking 

spaces will be available for use by short-term tenants in addition to a two-car garage. The 

property owner, Erin Lynch & Richard Rupp, has stated they plan to use their home as a 

vacation rental when not living in the residence. The subject property is zoned R-2 

(Medium Density Residential). Attachment 1 contains the submitted application. 

B. LOCATION: 709 E Franklin Street 

 

C. SITE INFORMATION: 

1. Location: 709 E Franklin Street 

2. Total Lot Size: Approximately 0.2 acres  

3. Topography: The subject property is generally flat. 

4. Current Land Uses: Single family residential  

5. Natural Features: None 

6. Adjacent Land Uses:  

a. North:  Single-family residential 

b. South: Single-family residential 
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c. East: Single-family residential 

d. West: Single-family residential 

 

7. Zoning: 

a. North: R-2 (Medium Density Residential) 

b. South: R-2 (Medium Density Residential) 

c. East: R-2 (Medium Density Residential) 

d. West: R-2 (Medium Density Residential) 

 

8. Access and Transportation:  Access to the vacation rental will occur via E 

Franklin Street, which is classified as a local residential street in the City’s 

Transportation System Plan. E Franklin Street is a paved road.  

9. Utilities: 

a. Water: The City’s GIS illustrates a 6-inch water line in E Franklin Street  

with an existing service lateral to the property. 

b.   

c. Wastewater: The City’s GIS illustrates an 8-inch wastewater line in E 

Franklin Street with an existing service lateral to the property. 

d. Stormwater: The City’s GIS illustrates a storm collector system drains into 

the gutter and then into the City stormwater system. 

e. Overhead Lines: Any new overhead utility connections to the property 

must be undergrounded. See NMC 15.430.010 for exception provisions.   

D. PROCESS: This Conditional Use Permit request is a Type III application and follows 

the procedures in Newberg Development Code 15.100.050. The Planning Commission 

will hold a quasi-judicial public hearing on the application. The Commission will make a 

decision on the application based on the criteria listed in the attached findings. The 

Planning Commission’s decision is final unless appealed. Important dates related to this 

application are as follows: 

12/10/21: The Community Development Director deemed the application 

complete.  

12/13/21: The applicant mailed notice to the property owners within 500 feet 
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of the site. 

12/13/21: The applicant posted notice on the site. 

12/29/21: The Newberg Graphic published notice of the Planning 

Commission hearing. 

01/13/21: The Planning Commission will hold a quasi-judicial public hearing 

to consider the application. 

E. AGENCY COMMENTS: The application was routed to several public agencies and 

City departments for review and comment. Comments and recommendations from City 

departments have been incorporated into the findings and conditions of approval. As of 

the writing of this report, the City received the following responses from the following 

referral agencies (Attachment 2): 

 

 City Manager: Reviewed, no conflict 

 

 Public Works Wastewater Treatment Plant: Reviewed, no conflict 

 Ziply: Reviewed, no conflict 

 

 Building Official: Reviewed, no conflict 

 

 Finance: Reviewed, no conflict 

 

 Police: Reviewed, no conflict 

 

 Public Works Maintenance: Reviewed, no conflict 

 

 Public Works Director: Reviewed, no conflict 

 

 Public Works Engineering: Reviewed, no conflict 

 

F. PUBLIC COMMENTS: As of the writing of this report, the City has received two 

comments on the proposal (Attachment 3). The comments are from Robin Baker 

expressing concerns with a vacation rental. Dr. Baker raises the following issues: 

 

1. “… the home represents one of the most attainable houses in the area near the 

University.  It is slightly over 1600 square feet and sits among other larger homes.  

If allowed to turn into essentially a local hotel, it takes another home off line for 

possible family purchase.  Further, the city approved turning another home on the 

same street into a VRBO recently (804 E. Franklin St.)  Both homes were smaller 

and more attainable homes in the area. If you continue to approve such requests it 
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will be increasingly difficult for local families to purchase homes near the city 

center.” 

 

2. “… half of the homes between Meridian and College are now either rentals to 

university students (501 N. Edwards and 501 N. Meridian) or VRBOs (804 E. 

Franklin Street and if you approve 709 E. Franklin Street.).    I would argue that 

when 50% of the homes in an area are moved into categories of rentals or VRBOs 

it erodes the nature of the community.  Further, if you proceed west on Franklin 

across College even more local homes have been turned into rentals.  The city 

should carefully reflect on how local policies erode the nature of residential 

communities.  We believe that hotels would better serve wine tourism or other 

visitor strategies in the region.  In any case, efforts of citizens to use their homes 

as revenue opportunities should not come at the expense of the local community.” 

 

Staff Response: Dr. Baker is correct that the Planning Commission approved an 

application for a vacation rental at 804 E Franklin Street by Order No. 2019-10 on 

December 12, 2019, based on the applicable criteria in the Newberg Development Code 

for the proposed use. 

 

In response to Dr. Baker’s comment on the impact to residential communities be vacation 

rentals and rentals at large. The City Council has as a Goal – Promote development of 

housing affordability such as houselessness, transitional housing, workforce housing. 

 

The City has noted the increase in the number of vacation rental applications which is 

reflected in the Housing Work Program accepted by the City Council on November 2, 

2020, to implement the City Council Goal. The Housing Work Program contains a task of 

“Monitor impact of Short Term /Vacation Rentals on residential neighborhoods.” Actions 

to address the monitoring are identified to occur in Fiscal Year 2023-2024. An update to 

the City Council occurred on November 1, 2021, on the Housing Work Program 

(Attachment 4). At this time the City Council has not provided direction to staff to 

advance the timing of actions on vacation rentals.  

 

City staff has been working to attract a hotel to the community in response to the tourism 

economy. Discussion with Escape Lodging for a Fairfield in are in process. The eventual 

outcome of these discussions is unknown, but the hope is it would relieve some of the 

pressure on property owners converting their residence on either a part-time or full-time 

bases to vacation rentals if other tourism accommodations are available. 

 

The second comment is from Mark Gaidos expressing concerns on the increase of 

vacation rentals and the decline of sense of community in neighborhoods surrounding the 

downtown area. Mr. Gaidos raises the following issues: 

 

“… The city should seriously consider the cumulative effect of the proliferation of 

rentals and vacation rental units within the neighborhoods surrounding the central 
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downtown core. I have lived in Newberg just short of 30 years and have 

witnessed the steady decline of the sense of community and overall livability in 

these neighborhoods as the housing stock has been changed from single-family 

owner-occupied to rentals and VRBO's. The loss of available affordable housing 

ownership, coupled with the loss of good family-wage jobs, as employers such as 

the paper mill have closed, has had a serious destructive effect. A community of 

absentee landlords and vacation renters is not a viable community. Given the 

general historic nature and character of these neighborhoods, the maintaining of 

existing affordable housing as owner-occupied should be encouraged over 

VRBO's or infill with new and incongruous higher-density housing. Instead of 

accelerating the hollowing-out of these neighborhoods, we should be working to 

ensure their vitality, and not promoting a hotel industry that is better served with 

properly constructed infrastructure elsewhere.” 

 

Staff Response: The City Council has as a Goal – Promote development of housing 

affordability such as houselessness, transitional housing, workforce housing. 

 

The City has noted the increase in the number of vacation rental applications which is 

reflected in the Housing Work Program accepted by the City Council on November 2, 

2020, to implement the City Council Goal. The Housing Work Program contains a task of 

“Monitor impact of Short Term /Vacation Rentals on residential neighborhoods.” Actions 

to address the monitoring are identified to occur in Fiscal Year 2023-2024. An update to 

the City Council occurred on November 1, 2021, on the Housing Work Program 

(Attachment 4). At this time the City Council has not provided direction to staff to 

advance the timing of actions on vacation rentals. 

 

G. ANALYSIS: The proposed vacation rental is compatible with the surrounding residential 

use and neighborhood due to its size and scope. The characteristics of a vacation rental 

are not dissimilar to other rented and owned dwellings. The location of the proposed 

vacation rental is convenient and attractive for visitors to downtown.  

 

The maximum occupancy is regulated by the number of bedrooms – two guests per 

bedroom. Therefore, the maximum number of guests is six (6) in the house based on the 

current 3-bedrooms in the home. The applicants have voluntarily indicated that there 

would be a limit on guests to four adults. There are four proposed off-street parking 

spaces plus two spaces in the garage for short term tenants provided on the subject 

property.  

 

H. PRELIMINARY STAFF RECOMMENDATION: The preliminary staff 

recommendation is made in the absence of public hearing testimony and may be modified 

subsequent to the close of the public hearing. At the time this report was drafted, staff 

recommends the following motion: 

 

Move to adopt Planning Commission Order 2022-01, which approves the requested conditional 
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use permit with the attached conditions of approval in Exhibit “B”. 
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   PLANNING COMMISSION RESOLUTION 2022-01 

 AN ORDER APPROVING CONDITIONAL USE PERMIT CUP21-0007 FOR A 

VACATION RENTAL HOME AT 709 E FRANKLIN STREET, YAMHILL 

COUNTY TAX LOT R3218DD 06100 

RECITALS 

1. Erin Lynch and Richard Rupp submitted an application for a conditional use permit for a 

vacation rental home at 709 E Franklin Street, Yamhill County Tax Lot R3218DD 06100. 

2. After proper notice, the Newberg Planning Commission held a public hearing on January 

13, 2022, to consider the application. The Commission considered testimony and 

deliberated. 

3. The Newberg Planning Commission finds that the application, as conditioned in Exhibit 

“B”, meets the applicable Newberg Municipal Code criteria as shown in the findings in 

Exhibit “A”. 

The Newberg Planning Commission orders as follows: 

1. Conditional Use Permit Application CUP21-0007 is hereby approved, subject to the 

conditions contained in Exhibit “B”. Exhibit “B” is hereby adopted and by this reference 

incorporated. 

2. The findings shown in Exhibit “A” are hereby adopted. Exhibit “A” is hereby adopted 

and by this reference incorporated. 

3. This order shall be effective on January 27, 2022, unless appealed prior to this date. 

4. This order shall expire one year after the effective date above if the applicant does not 

commence use of the home as a vacation rental unless an extension is granted per 

Newberg Development Code 15.225.100. 

Adopted by the Newberg Planning Commission this 13th day of January 2022.  

ATTEST: 

 

 

Planning Commission Chair Planning Commission 

Secretary 
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List of Exhibits: 

 Exhibit “A”: Findings  

 Exhibit “B”: Conditions of Approval 
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Exhibit “A” to Planning Commission Order 2022-01 

Findings – File CUP21-0007 

Vacation Rental at 709 E Franklins Street 

A. Conditional Use Permit Criteria That Apply - Newberg Development Code 

15.225.060. 

A. The location, size, design and operating characteristics of the proposed 

development are such that it can be made reasonably compatible with 

and have minimal impact on the livability or appropriate development of 

abutting properties and the surrounding neighborhood, with 

consideration to be given to harmony in scale, bulk, coverage and 

density; to the availability of public facilities and utilities; to the 

generation of traffic and the capacity of surrounding streets, and to any 

other relevant impact of the development. 

Finding:  The vacation rental would be in an existing three-bedroom, single-family dwelling in a 

neighborhood north of downtown Newberg and west of George Fox University. The property 

owners are planning to use the dwelling as a short-term vacation rental when they are not staying 

in the home themselves. The site landscaping, maintenance, and management will be managed 

by Corey & Ryan Tigner of iTrip Vacations.  

The proposed vacation rental use is similar to a regular residential use in design and operating 

characteristics. The home has three bedrooms so a maximum of six renters would be allowed to 

occupy the home. The applicants have voluntarily indicated that there would be a limit on guests 

to four adults. Four off-street parking spaces are provided on the property in addition to the two-

car garage. The owner is conditioned to keep at least two off-street parking spaces available for 

of vacation rental guests. Single-family R-2 zoned properties are located to the north, south, east, 

and west of the subject property. The subject property is zoned R-2. A vacation rental use is 

compatible with the surrounding residential neighborhood and would effectively function no 

differently than the existing residential uses in the surrounding area. This criterion is met. 

 

B. The location, design, and site planning of the proposed development will 

provide a convenient and functional living, working, shopping or civic 

environment, and will be as attractive as the nature of the use and its 

location and setting warrants. 

Finding: The location of the dwelling is attractive for a vacation rental due to its proximity to 

downtown Newberg and George Fox University. The downtown area is three blocks to the south 

and the university is one block to the east. The home is well maintained and has recent 

improvements. A vacation rental is a compatible use with other residential uses because it is 

similar in size and scope to a long-term rented (longer than 30-days) or owned dwelling. This 

criterion is met. 
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C. The proposed development will be consistent with this code. 

Finding: The vacation rental standards are addressed in findings below; if the development 

complies with the standards of NMC Section 15.445.300, the application will be consistent with 

code requirements. The construction of the single-family home was permitted when it was built 

in 2021, which required demonstrating compliance with applicable NMC design standards.  
 

B. Applicable Criteria - NMC 15.445.300 Vacation Rental Homes 

15.445.310 Where allowed.  

Vacation rental homes are permitted in areas shown on Chapter 15.305 NMC. 

The vacation rental home must be a structure approved for occupancy as 

a single-family dwelling unit.  

Finding: The subject property is zoned R-2. The table below is an excerpt from Chapter 15.305 

of the NMC, which states vacation rental homes are permitted as a conditional use in the R-2 

zone. The owner has applied for conditional use permit approval for the proposed vacation rental 

home. The structure was previously approved for occupancy as a single-family dwelling unit.  

Use  R-1 R-2 R-3 R-4 RP C-1 C-2 C-3 

Vacation rental home  C C S S S S(13) S(13) S(13) 

This criterion is met. 

 

15.445.320 Registration required. 

Prior to use or advertising for use of a dwelling as a vacation rental home, 

the owner or operator shall register the vacation rental home with the city on 

forms provided by the director. The registration shall include such information 

required by the director, including the name and contact information for 

the owner, operator and a local contact.  

Finding: As required by NMC 15.445.320, prior to the use of the home as a vacation rental the 

owner or applicant will be required to register the vacation rental home with the City and will be 

required to pay the transient lodging tax. This criterion will be met with the adherence to the 

aforementioned condition of approval. 

15.445.330 Standards. 

A. The vacation rental home shall provide a minimum of two parking spaces on 

the site that are available for use of the rental occupants. 

B. The applicant shall provide for regular refuse collection. 

C. The vacation rental home may not be occupied by more than two rental 

occupants per bedroom, up to a maximum of 15 people. 

D. The premises of the vacation rental home may not include any 

occupied recreational vehicle, trailer, tent or temporary shelter during the 

http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=291.1
http://www.codepublishing.com/OR/Newberg/html/Newberg15/Newberg15305.html#15.305
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=291.1
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=273
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=104
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=289
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=291.1
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=289
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=289
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=101
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=291.1
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=214
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=291.1
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=66
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=95
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=95
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=214
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=291.1
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=222
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=289
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=26
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=291.1
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=291.1
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=241
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=285


 

 
Newberg Community Development • 414 E First Street, Newberg, OR 97132 • 503-537-1240 • www.newbergoregon.gov 

rental occupancy.  

Finding: The proposed vacation rental would be in an existing three-bedroom single-family 

dwelling. There are four off-street parking spaces available on the existing driveway in addition 

to two spaces in the garage. The applicant will be responsible for providing for regular refuse 

collection and has indicated that the existing weekly pickup on Friday will be continued. Prior to 

the use of the home as a vacation rental, the property must be enrolled in regular weekly refuse 

collection services, in order to comply with this Section of the NMC. The home has three 

bedrooms; therefore, the maximum number of guests is limited to 6. The applicants have 

voluntarily indicated that there would be a limit on guests to four adults. Based on the applicant’s 

proposal the maximum number of guests will be limited to four. Guest contracts will not allow 

recreational vehicles, trailers, tents, or temporary shelters during the rental occupancy. The 

owner is conditioned to keep at least two off-street parking spaces available for use of vacation 

rental guests. The owner has proposed four off-street parking spaces. These criteria are met with 

the adherence to the aforementioned conditions of approval. 

15.445.340 Registration posting. 

The applicant shall post the vacation rental home registration within 

the dwelling adjacent to the front door. At a minimum, the posting will contain the 

following information: 

A. The name of the operator and a telephone number where the operator may be 

reached. 

B. The telephone number for the police department. 

C. The maximum number of occupants permitted to stay in the dwelling. 

D. The standards for the rental occupancy. 

E. The solid waste collection day. 

Finding: The applicant has acknowledged the requirements listed in NMC Section 15.445.340 

and has stated that they will comply with these requirements. Prior to the use of the home as a 

vacation rental and during the use of the home as a vacation rental, the applicant is required to 

post the required information for NMC 15.445.040(A-E) by the front door of the vacation rental.  

Operator Name: Erin Lynch & Richard Rupp 

Phone Number: (541) 221-2218  

In the event of an emergency, call: 911 | Non-Emergency Police #: (503) 538-

8321 

Max Number of Guests: four (4) 

Trash Pick-Up Day: Wednesday 

City of Newberg Vacation Rental Standards: 

• Each vacation rental home shall provide a minimum of two parking 

spaces on the site that are available for use of the rental occupants. 

• The applicant shall provide for regular refuse collection. 

• The vacation rental home may not be occupied by more than two rental 
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occupants per bedroom, up to a maximum of 6 people. This rental is 

limited to 4 total occupants. 

• The premises of the vacation rental home may not include any 

occupied recreational vehicle, trailer, tent, or temporary shelter during the 

rental occupancy.  

 

The requirements of Section 15.445.040 will be met with the adherence to the aforementioned 

conditions of approval. 

15.445.350 Complaints and revocation of registration. 

If the city receives two or more written complaints within a one-year period 

regarding a vacation rental home occupancy, and the issues have not been 

resolved through the code enforcement officer, the city manager may schedule 

a hearing to consider revoking the vacation rental home registration. 

The hearing may be conducted by the city manager, or other such hearings 

officer as the city manager may appoint for this purpose. The city manager shall 

notify the owner and operator of the hearing, those submitting written 

complaints, and may invite others to submit testimony at the hearing. 

After hearing the facts, the city manager may do any of the following: 

A. Revoke the registration for noncompliance with the standards in this section. 

If this permit is revoked, the premises may not be used as a vacation rental 

home for a period of two years, or a period of lesser time as determined by 

the hearings officer. 

B. Impose additional conditions necessary to fulfill the purpose of this section. 

C. Establish a probationary period to monitor compliance. 

D. Dismiss the complaint. 

E. Refer the matter to the code enforcement officer for citation in municipal 

court or other appropriate jurisdiction. 

The hearings officer’s decision may be appealed to the planning commission by 

the applicant, owner, or person filing the written complaint within 14 calendar 

days of the date of the decision in the manner provided in NMC 15.100.170.  

Finding: The City will follow the procedures listed above in the event complaints are received 

about the vacation rental home. The applicant’s narrative acknowledges Section 15.445.050 

complaints and revocation of registration. The applicants have indicated they understand the 

potential for an approval to be revoked if the requirements for operating a vacation rental are not 

adhered to. 

C. CONCLUSION: 

Based on the above-mentioned findings, the application meets the required criteria within 

the Newberg Development Code, subject to completion of and adherence to the attached 

conditions of approval in Exhibit “B”.  

http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=66
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=291.1
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=72
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=66
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=148
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=291.1
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=148
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=66
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=154
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=154
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=66
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=66
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=214
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=148
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=148
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=148
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=66
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=291.1
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=291.1
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=154
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=72
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=154
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=229
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=26
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=214
http://www.codepublishing.com/OR/Newberg/cgi/extract.pl?def=226
http://www.codepublishing.com/OR/Newberg/html/Newberg15/Newberg15100.html#15.100.170
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Exhibit “B” to Planning Commission Order 2022-01 

Conditions of Approval – File CUP21-0007 

Vacation Rental Home at 709 E Franklin Street 

THE FOLLOWING MUST BE ACCOMPLISHED PRIOR TO USE AS A VACATION 

RENTAL AND ADHERED TO IN ORDER TO CONTINUE THE USE OF A VACATION 

RENTAL: 

1. Transient Lodging Tax: Prior to the use of the home as a vacation rental the 

owner or applicant will be required to register the vacation rental home with the 

City and will be required to pay the transient lodging tax.  

2. Refuse Collection: Prior to the use of the home as a vacation rental, the property 

must be enrolled in regular weekly refuse collection services. 

 

3. Parking: The owner is conditioned to keep at two least off-street parking spaces 

available for use of vacation rental guests. 

 

4. Posting: Prior to the use of the home as a vacation rental and during the use of the 

home as a vacation rental, the applicant is required to post the required 

information for NMC 15.445.040(A-E) by the front door of the vacation rental.  

Operator Name: Erin Lynch & Richard Rupp 

Phone Number: (541) 221-2218  

In the event of an emergency, call: 911 | Non-Emergency Police #: (503) 538-

8321 

Max Number of Guests: four (4) 

Trash Pick-Up Day: Wednesday 

City of Newberg Vacation Rental Standards: 

• Each vacation rental home shall provide a minimum of two parking 

spaces on the site that are available for use of the rental occupants. 

• The applicant shall provide for regular refuse collection. 

• The vacation rental home may not be occupied by more than two rental 

occupants per bedroom, up to a maximum of 6 people. This rental is 

limited to 4 total occupants. 

The premises of the vacation rental home may not include any 

occupied recreational vehicle, trailer, tent, or temporary shelter during the rental 

occupancy. 
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Attachment 1:  Application 

 

 

  



ATTACHMENT 1







709 E. Franklin Ave.  

Newberg, OR 97132 

 

Conditional Use Permit 

File No. CUP-21-0007 

 

Written Criteria Response:  

 

NEWBERG MUNICIPAL CODE 15.225.060  

GENERAL CONDITIONAL USE PERMIT 

 

(A) The proposed use is a Short Term Vacation Rental (STR) when owners are not in 

residence.  

 

(1) The proposed STR is a SFR that is listed on the Yamhill County tax rolls as having been 

built in 1913. The home originally belonged to Mabel Rush, who the local elementary 

school is named after.  

(2) The property is 2 blocks from George Fox University and a short walk to downtown 

businesses, the Cultural Center, and restaurants. Short term rentals will allow a place to 

stay for parents visiting their student children, and will bring tourists and revenue to local 

Newberg businesses. Updates to the property include light fixtures, carpeting, 

landscaping, front door security hardware, and all add to the value of the home and in 

turn, the neighborhood. Curb appeal and property will be constantly maintained to keep 

in line with the neighborhood. Lawn is mowed regularly.  

(3) The property will be managed by Corey & Ryan Tigner of iTrip Vacations. They are 

experienced STR operators with 10+ years of operating history providing upscale 

accommodations to families and couples seeking to visit the local area. Guests are pre-

screened and pay a premium price for accommodations, including a significant security 

deposit.  For short term guests, we allow a maximum of 4 adults at one time. There is a 

no-parties or events policy. No pets and quiet hours begin at 9pm. Our short term rental 

management team will be installing noise monitors to ensure that all policies are being 

met and will take immediate action should a violation occur.  

(4) The property has a large driveway with parking for four vehicles, in addition to the 

existing 2 car garage.  

 

(B) The location, design, and site of this STR will provide convenient and functional 

accommodations to families or couples staying here. The property has a long-term history as 

residential use. Per local ordinance, occupancy is limited to two per bedroom, is not expected to 

generate any more traffic than long-term residents; and in actuality is expected to generate less 

traffic and utility use, as STRs are typically occupied only 45-50% of the time.  

 

(C) The proposed use, being consistent with zoning regulations and Oregon Supreme Court 

definitions of residential use (Yogman v Parrott 1997) appears to be consistent with the 

Newberg Municipal Code.   



NEWBERG MUNICIPAL CODE 15.445.300  

SPECIAL USE REQUIREMENTS  

 

1. Application and Purpose. This is a single-family dwelling until that will be used, rented 

or occupied for periods of less than 30 days.  

 

2. Where Allowed. In accordance with the Newberg Municipal Code (NMC) single-family 

homes require a Conditional Use Permit.  

 

3. Registration Required. In accordance with NMC ordinance, the property will be 

registered with the city on the forms provided, and will include the contact information for 

the owner, operator and local contact.  

 

4. Standards. In accordance with NMC ordinance, the applicant will:  

A. Provide a minimum of two parking spaces. The property has a large driveway 

with parking for four vehicles, in addition to the existing 2 car garage.  

B. Provide regular refuse pickup. There is a service agreement in place with 

Waste Management for weekly pickup of trash and recycling.  

C. Occupancy. Per NMC ordinance, there is an occupancy limit of two people per 

bedroom up to 15 occupants. The property has three conforming bedrooms, and 

the occupancy limit will be set at 4.  

D. Posting 

 

5. Registration Posting. The applicant operator shall post the vacation rental home 

registration adjacent to the front door with the following information:  

A. The name of the operator and a telephone number where the operator may be 

reached.  

B. The telephone number for the police department.  

C.  The maximum number of occupants permitted to stay in the dwelling.  

D.  The standard for the rental occupancy.  

E. The solid waste collection day.  

 

6. Complaints. In the event two or more complaints are received in a calendar year 

without resolution by the code compliance officer, the applicant understands the 

following may occur:  

A. Revoke the registration for noncompliance with the standards in this section. If 

this permit is revoked, the premises may not be used as a vacation rental home 

for a period of two years, or a period of lesser time as determined by the 

hearings officer.  

B. Impose additional conditions necessary to fulfill the purpose of this section.  

C. Establish a probationary period to monitor compliance.  

D. Dismiss the complaint.  

E.  Refer the matter to the code enforcement officer for citation in municipal court or 

other appropriate jurisdiction.   



Project Statement:  

 
The property is 2 blocks from George Fox University and a short walk to downtown businesses, 

the Cultural Center, and restaurants. Short term rentals will allow a place to stay for parents 

visiting their student children, and will bring tourists and revenue to local Newberg businesses.  
 

As a short term rental and personal vacation home, the impact to the surrounding properties will 

not be significantly impacted. We currently use the property on the weekends and plan to do so 

on and off through the course of our ownership. For short term guests, we allow a maximum of 

4 adults at one time. There is a no parties or events policy. No pets and quiet hours begin at 

9pm. Our short term rental management team will be installing noise monitors to ensure that all 

policies are being met and will take immediate action should a violation occur.  

 

Updates to the property include light fixtures, carpeting, landscaping, front door security 

hardware, and all add to the value of the home and in turn, the neighborhood. Curb appeal and 

property will be constantly maintained to keep in line with the neighborhood. Lawn is mowed 

regularly.  

 

The home originally belonged to Mabel Rush, who the local elementary school is named after.  
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Attachment 3:  Public Comments 

 



December 20th, 2021 
 
City of Newberg (copy to Mayor Rogers) 
Community Development Department 
414 E. First Street 
Newberg, Oregon 97132 
 
Dear Mayor Rogers and staff: 
 
Over the past several years we have had numerous conversations regarding attainable housing 
in our community as well as finding ways to strengthen our neighborhoods.  As president of 
George Fox University, I am supportive of both strategic efforts.  I know that the University is 
often seen as eroding affordable housing in Newberg but we have continued to build residence 
housing on our campus and favor Newberg policies which would enhance attainable housing 
and support local neighborhoods.   
 
I write today, (and I believe with the support of my neighbors), in opposition to a recent 
proposal to take a home that was recently purchased and turn it into a VRBO – 709 E. Franklin 
Street.  We are opposed to this request for several reasons.  First, the home represents one of 
the most attainable houses in the area near the University.  It is slightly over 1600 square feet 
and sits among other larger homes.  If allowed to turn into essentially a local hotel, it takes 
another home off line for possible family purchase.  Further, the city approved turning another 
home on the same street into a VRBO recently (804 E. Franklin St.)  Both homes were smaller 
and more attainable homes in the area.   If you continue to approve such requests it will be 
increasingly difficult for local families to purchase homes near the city center.   
 
Second, half of the homes between Meridian and College are now either rentals to university 
students (501 N. Edwards and 501 N. Meridian) or VRBOs (804 E. Franklin Street and if you 
approve 709 E. Franklin Street.).    I would argue that when 50% of the homes in an area are 
moved into categories of rentals or VRBOs it erodes the nature of the community.  Further, if 
you proceed west on Franklin across College even more local homes have been turned into 
rentals.  The city should carefully reflect on how local policies erode the nature of residential 
communities.  We believe that hotels would better serve wine tourism or other visitor 
strategies in the region.  In any case, efforts of citizens to use their homes as revenue 
opportunities should not come at the expense of the local community.   
 
If you are serious about encouraging attainable housing and strengthen local communities near 
downtown, we would encourage you to reject this request to turn 709 E. Franklin Street into a 
VRBO.  Thank you for your thoughtful consideration.   
 
Sincerely,  
 
Robin Baker 
President, George Fox University and resident of 701 E. Franklin Street, Newberg  

ATTACHMENT 3





Jan-June 17 July-Dec 17 Jan-June 18 July-Dec 18 Jan-June 19 July-Dec 19 Jan-June 20 July-Dec 20 Jan-June 21 July-Dec 21 Jan-June 22 July-Dec 22 Jan-June 23 July-Dec 23 Jan-June 24 July-Dec 24 Jan-June 25 Future

Annual Trust Fund Notice of 

Funding Availability 

Yamhill County Affordable 

Housing Corporation

HB 4006 (2017) Rent Burdened 

Yamhill County Housing 

Solutions

Workforce Housing Consortium 

R-3 Annexation/Urban Growth 

Boundary Expansions 

(Completed)

Accessory Dwelling Units  

(Completed)

CDBG Manufactured Home 

Repair Grant (Completed)

Housing Needs Analysis Grant 

(Completed)

Fee-in-lieu Parking Residential 

Downtown (Completed) 

HB 2001 (2019) – ADU Parking 

Requirements (Completed)
Residential Use First Floor in C-3 

(Completed)

Establish a Construction Excise 

Tax (Completed)

Adjust timing on payment of 

SDCs (Completed) 

Establish vertical housing tax 

abatement district  (Completed) 

Evaluate potential for Urban 

Renewal District

Infrastructure Time Based 

Extension  (Completed) 

Update Housing Needs Analysis 

BLI/Population/Middle Housing  

(Completed)
Missing Middle Housing 

(duplexes in single family zones)  

(Completed) 

Missing Middle Housing 

(triplexes/quadplexes/cottage 

clusters/townhomes) 
Conduct full analysis of land 

sufficiency within Newberg UGB 

(EOA/Public-Semi Public)  

(Completed)

ATTACHMENT 4
Housing Work Program - City Council Accpeted 11-2-20 (Updated 10-13-21)



Housing Work Program - City Council Accpeted 11-2-20 (Updated 10-13-21)

Jan-June 17 July-Dec 17 Jan-June 18 July-Dec 18 Jan-June 19 July-Dec 19 Jan-June 20 July-Dec 20 Jan-June 21 July-Dec 21 Jan-June 22 July-Dec 22 Jan-June 23 July-Dec 23 Jan-June 24 July-Dec 24 Jan-June 25 Future

Construction Excise Tax 

Implementation

Code Audit Residential Housing  

Clear and Objective Standards

Allow small/tiny homes 

Recreational Vehicles 

Car camping 

Allow sharing of utility lines 

(sewer and water) for more than 

one residential unit 

Lift restriction on second 

kitchens in a residence to allow 

for ‘in house’ ADUs 

HB 2003 – Housing Production 

Strategy 

CDBG Manufactured Home 

Repair Grant 2021

Decrease time from substantial 

completion of utilities to final 

plat approval 

Housing Strategy 

Implementation Plan 

Evaluate establishing mandated 

maximum lot size standards 

Evaluate establishing minimum 

density standards 

Establish an affordable 

multifamily housing property tax 

abatement program 

Housing on Religious Institution 

Properties 

Evaluate expanding density 

bonuses 

Reduce complexity, maintenance 

requirements and cost of storm 

water treatment 

Monitor impact of Short Term 

/Vacation Rentals on residential 

neighborhoods 

Reduced / Waived Building 

Permit fee, Planning fees, or 

SDCs 

Construction Excise Tax  5-Year 

Review

General Fund/General 

Obligation Bonds 



Housing Work Program - City Council Accpeted 11-2-20 (Updated 10-13-21)

Jan-June 17 July-Dec 17 Jan-June 18 July-Dec 18 Jan-June 19 July-Dec 19 Jan-June 20 July-Dec 20 Jan-June 21 July-Dec 21 Jan-June 22 July-Dec 22 Jan-June 23 July-Dec 23 Jan-June 24 July-Dec 24 Jan-June 25 Future

Housing Ombudsman 

(Education/Community 

Awareness) 

Subsidized Work and Living 

Spaces 

Expedited Review and 

Permitting 

Public Street Standards 

Lift building height restrictions 

outside of downtown 

System Development Charge 

Deferrals/Loans 

Manufactured Home/Mobile 

Home Park preservation 

Limit street lighting 

requirements for partitions 

Modify efficiency dwelling unit 

size for SDC reduction 

Vest SDC charge at time of land 

use application 


	F. PUBLIC COMMENTS: As of the writing of this report, the City has received two comments on the proposal (Attachment 3). The comments are from Robin Baker expressing concerns with a vacation rental. Dr. Baker raises the following issues:
	Exhibit “A” to Planning Commission Order 2022-01
	Findings – File CUP21-0007
	Vacation Rental at 709 E Franklins Street
	Exhibit “B” to Planning Commission Order 2022-01
	Conditions of Approval – File CUP21-0007
	Vacation Rental Home at 709 E Franklin Street

