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SUMMARY

The Washington Supreme Court considered whether short-term vacation rentals violated covenants
restricting property to single-family residential use and prohibiting commercial use. The court held
that such rentals were residential uses and did not violate the preexisting covenants, and that the
homeowners association lacked authority to amend the covenants by majority vote to prohibit rentals
of less than 30 days. The court also upheld the trial court's evidentiary rulings and affirmed the
judgment.
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QUESTIONS PRESENTED

1. Whether short-term vacation rentals violate the pre-2011 covenants' restrictions on commercial use.

2. Whether short-term vacation rentals violate the covenants' restriction of lots to single-family residential
use.

3. Whether the Association's majority could validly amend the covenants to prohibit rentals of less than 30
days.

4. Whether the trial court properly excluded comments from a 2007 homeowner survey and portions of
declarations offered by the Association.

HOLDINGS

1. The 1988/1992 covenants permitted rentals without a durational limitation because they expressly
contemplated rentals through their regulation of rental signs and did not impose a duration restriction.

2. Short-term vacation rentals do not, without more, violate the covenants' prohibition on commercial use.

3. The single-family residential-use restriction limits the type and appearance of structures that may be
built, not the identity or relationship of persons who may reside in them; therefore, short-term vacation
rentals do not violate that restriction.

4. The Association exceeded its authority by adopting the 2011 amendment through a simple majority vote
because the amendment imposed a new restriction unrelated to the existing covenants and inconsistent
with the general plan of development.

5. The trial court properly excluded the 2007 survey comments as inadmissible hearsay.

6. The trial court properly struck portions of the declarations because they lacked personal knowledge,
were not rationally based on the witnesses' perceptions, or were misleading.

KEY QUOTATIONS

“We merely hold that the Chiwawa River Pines community did not do so through covenants allowing rentals
while prohibiting commercial uses and limiting homes to single-family structures.” (at 13)

“The covenants in effect before the 2011 amendment allowed Chiwawa homeowners to rent their homes
without limitations on duration.” (at 21)

“Because a durational restriction on rentals would be inconsistent with the 1988/1992 covenants, it cannot be
adopted by a simple majority vote of Chiwawa homeowners.” (at 21)

FACTUAL BACKGROUND



Chiwawa River Pines is a planned residential community governed by recorded covenants that limited lots to
single-family residential use, prohibited industrial or commercial uses, and regulated rental signs. Residents had
rented their homes to unrelated persons on a short-term, for-profit basis for decades, although concerns increased
as the number and frequency of rentals grew. After an unsuccessful 2008 amendment, the Association adopted a
2011 amendment prohibiting rentals for less than 30 continuous days.

PROCEDURAL HISTORY

The homeowners sued in Chelan County Superior Court to invalidate the Association's 2011 amendment
restricting rentals to periods of at least 30 days. The superior court granted the homeowners summary judgment,
ruled the amendment invalid and unenforceable, and granted in part their motions to strike survey comments and
portions of resident declarations. The Association sought direct review, which the Washington Supreme Court
accepted, and the Supreme Court affirmed.

DISPOSITION

affirmed
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