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YAMHILL COUNTY PLANNING COMMISSION 
Thursday, August 2, 2018 - 7:00 p.m. 

Yamhill County Courthouse, Room 32 

535 NE Fifth Street 

McMinnville, Oregon 97128 

 

Roll Call: Michael Sherwood, John Abrams, Alan Halstead, Matt Dunckel, Marjorie Ehry, Dan 

Armstrong  Absent: Brett Veatch, Marla Robison Staff: Stephanie Armstrong, Ken Friday, 

Todd Sadlo, Matt Vogt 

 

Approval of the Planning Commission minutes of June 7, 2018. Halstead moved to approve the 

minutes. Sherwood seconded. Approved: 6-0. 

 

QUASI-JUDICIAL PUBLIC HEARING:  

 

DOCKET NO.:  E-02-18 

REQUEST:  The applicant is requesting a four year renewal of a 

previously approved application to host up to 18 agri-

tourism events per calendar year.    

APPLICANT:  Christian DeBenedetti 

APPELLANT:  Friends of Yamhill County 

TAX LOT:  3215-500 

LOCATION:  30203 NE Benjamin Rd, Newberg 

ZONE:   EF-20, Exclusive Farm District  

CRITERIA:  Sections 402.02(X) and 1013.01(A)(4) of the Yamhill 

County Zoning Ordinance and Oregon Revised Statute 

215.296 
 

Chair Dan Armstrong opened the public hearing. 

Abstentions or objections to jurisdiction: none 

Raise it or waive it statement read by Stephanie Armstrong. 

Ken Friday presented the staff report. 

Proponent’s case:  

Christian DeBenedetti, 30203 NE Benjamin Rd, Newberg: Founder, owner and head brewer of 

Wolves and People farmhouse brewery. I am here in support of our application to renew our 

permit. We did face a significant amount of opposition to permit. Took a healthy amount of 

discussion at the Board of Commissioners last year, but the application was approved 3-0. Over 

1000 signatures on petition in favor, 75 letters in support. Will keep the testimony brief. Focus 

mostly on the conditions of approval, because that is the main thing to focus on when renewing. 

Condition 1 requires events to go on for no longer than 72 consecutive hours. Presented 

evidence, dates, and photos to prove the events never went beyond the 72 hour limit. Condition 1 

also states that hours of operation shall be 2pm-10pm. Ended up starting events earlier, but also 

ended earlier (12-8 instead). Reached out to OLCC regarding the hours of operation, thought 

they were going to be ok. Didn’t realize that opening earlier was going to be against the rules. 

Attempted to start earlier so they can end earlier, be good neighbors. Condition 2 limited 
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attendance to 250 people. None of the events even got close to 250 people. All evidence in the 

record shows that far fewer than 250 people attended. Condition 3 limits to 125 vehicles. Far 

fewer than this at any event. Condition 4 does not allow for outdoor amplification of sound 

except at one event per year. No amplified music happened at any event. Condition 5 requires 

OLCC permits and they are in good standing with OLCC licensing to date. Condition 6 requires 

food to be prepared in a licensed kitchen and they were. Condition 7 requires 4 portable toilets if 

more than 50 people expected on-site. Receipts submitted into the record show that porta-potties 

and hand-washing stations were hired. Condition 8 makes permit personal to applicant. 

Condition 9 places an expiration on the permit, requires review this year for 4 year approval. I 

believe the use has significantly conformed to the conditions of approval. These events really are 

in support of the farm. OSU researchers are going to be planting test plots of barley on the 

property, increase the variety of the crops grown on the site which is already quite diverse.  

Dunckel: Do you have permission for being open daily as a tasting room? 

DeBenedetti: Our CUP allows us to be open daily. 

Dunckel: Looked like school busses were there? 

DeBenedetti: School children and families can tour the brewery. No one under 21 was served.  

Dunckel: Allowed to have food? 

DeBenedetti: Not really, only with this event permit. Most brewpubs are required to serve food, 

but we can’t except through the events. 

Sherwood: Are these events public? Any private? 

DeBenedetti: All events are fully open to the public.  

Sherwood: Law enforcement ever come on the property? 

DeBenedetti: Never. Events are usually very calm and relaxed. Not even any amplified noise. 

Want brewery to be open to everyone, be family-friendly.  

Sherwood: Is Art Harvest still being held? 

DeBenedetti: I’m not aware of the event. 

Sherwood: Would you be interested in moving into that kind of event, with different kinds of art 

forms? 

DeBenedetti: We would definitely be interested. Some chamber groups have asked about 

performing there. Take pride in our artwork. Naturalists have come wanting to see our birds and 

talk about them. 

Armstrong: How many acres available for barley? 

DeBenedetti: Just enough for test plots right now. If site does well, may grow more; as much as 5 

acres. Very interested in self-sourcing barley and hops for the brewery from the site. Want to 
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grow the crops on-site, bring attention to the area as a destination where beer crops can be 

grown. 

Armstrong: Would it be helpful if a duration rather than exact times were conditioned? 

DeBenedetti: Absolutely. We never went even up to the 72 hours and tried to be good neighbors. 

Sometimes it’s better to start at noon, other times at 2. It depends on weather, chef schedules, etc. 

Armstrong: We could craft a condition that set a maximum number of hours rather than specific 

time. 

DeBenedetti: That would be great. 

Armstrong: Do you need 18 events given that you only did 7? 

DeBenedetti: The appeals process last year took so long we couldn’t find someone available by 

the end of the appeals. Wineries and cideries are allowed to do events on an ongoing basis and 

do much larger scale than we can. Having the 18 events is necessary. 

Armstrong: What about only doing 2 days instead of 3? 

DeBenedetti: We could do that, we never went more than that. But wineries are allowed to do 

more on an ongoing basis and they wouldn’t want their rights curtailed, neither do we.  

Armstrong: Do you need 250 people? 

DeBenedetti: We never came close to that number, but we would hope to preserve that number. 

It is a good number to shoot for and reasonable.  

Armstrong: What about amplified noise? Can you get by without it? 

DeBenedetti: We only have approval for 1. We would like to keep that possibility open. 

Armstrong: We never allow amplified music here at the Planning Commission. How did you get 

yours, was that from the Board? 

Ken Friday: There are a few ways to get amplified music approved. Typically it can only be one 

event per year through the Agri-tourism ordinance. The board has allowed it. 

Armstrong: Can you get by without it? 

DeBenedetti: We don’t really want to walk back our permissions to something lesser, but we 

want to be good neighbors. 

Abrams: Do you market your spent grain or other byproducts to other operations? 

DeBenedetti: Most of the spent grain gets sold to an area pig farmer. 

Abrams: Interesting side note that malting barley used to be common in YC back in the day. 

Very interesting that OSU is helping to bring it back and that you are going to do it on your 

property. 
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DeBenedetti: One acre could produce 1-4 tons of malting barley per year, so theoretically we 

could produce all of the malt we would need from the property. 

Ehry: For Ken: we deal with wineries all the time. In order to have a tasting room you need 15 

acres of grapes. Does a brewery need any acres of anything? 

Ken: For a permitted use winery you need 15 acres, but with a commercial activity in 

conjunction with farm use CUP you don’t need to have any planted on-site.  

Ehry: I am having a hard time seeing how a brewery falls under an agricultural event if not all 

products are grown there. 

Ken: Not everything has to be grown on-site but within the local agricultural area. 

Ehry: When we talked about ag tourism way back, it was like a dairy bringing people out or 

someone with horses bringing people to ride horses. How did agri-tourism get to where it is 

now? 

Ken: Was meant to level the playing field between wineries and other types of farming. Some 

people have gotten really creative. Shakespeare in a filbert orchard is one that comes to mind. 

They may not seem that closely linked, but it does support the agricultural use. 

Charles McClure, 30295 Highway 99W, Newberg: Live on same property as Wolves and People 

(owners). When we bought the property Newberg had 4,000 people. It was sparsely populated 

and there was no traffic. Then houses and the city came. Now there is light pollution and tons of 

traffic. The property is no longer rural. In this environment, Wolves and People has a miniscule 

impact on the surrounding area. The closest neighbors, Rachel and Greg Williams, directly 

across the street have submitted comments in favor. They have had no negative impacts and 

support increased events. The majority of people in the Newberg community that know about the 

brewery operation support it. We have been farming filberts for decades. We’ve done a lot to 

keep the farm going. We work hard to keep it going. We need money to keep the farm going 

year after year. The farm is on the historic register and it takes a lot to keep it going. The brewery 

has given the farm new life and helps to support the farm. 

Dunckel: What was your M37 all about? 

McClure: It was a battle with 1000 friends of Oregon and we gave up.  

Opponent’s case:  

Deborah Lee Martell, 29955 NE Benjamin Rd, Newberg: We moved to Benjamin Rd in 1994 

thinking we were moving to a rural community. We wanted that lifestyle for our boys to raise 

them. Used to be able to walk on the road and it was safe. No longer safe. Amount of traffic is 

horrendous now. Has increased many times over the years. Farming is appropriate, but not the 

events and the amount of traffic that it brings. Benjamin Road is narrow, no shoulders, we live 

on a blind spot. Cars come around too fast, cross centerline. When do we say enough is enough? 

When 400 show up for an event? We know our neighbors, like the neighborhood. We are against 

the amount of traffic brought by events. 
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Abrams: How far away do you live? 

Martell: Less than 0.25 miles. 

Abrams: Are many of the event patrons going up Benjamin rather than just taking 99 which is 

closer? 

Martell: Don’t know that. But the turn from 99 is greater than 90 degrees, hard to turn right onto 

Benjamin off 99. Large cars are difficult to turn onto road, a limo went off the road. Nearly been 

hit in the past by cars turning off the highway. 

Halstead: Rarely doing 55, except when other traffic is backed up. 

Sherwood: Entire stretch of 99 from Sherwood to Newberg is dangerous. Over the years the 

traffic has increased many-fold.  

Martell: But how many of the side roads have businesses on them and traffic beyond residents? 

Sherwood: There are many wineries off a lot of those roads, many of them have events. The 

roads are windy and curving. 

Armstrong: Have you had any trouble from the nut stand bringing traffic? 

Martell: None, they have a pull-out off the highway that is wide and easy to get to. 

Armstrong: Lots of people live on Benjamin Rd, big neighborhood.  

Ehry: Live on the far end of the new Dundee bypass, can’t get out of my driveway the better part 

of most days. 

Sid Friedman, Friends of Yamhill County, PO Box 1083, McMinnville: We are not appellants, 

we just requested the hearing. No decision has been made. We gave a packet of information 

tonight. Wolves and People is a brewery and tasting room just outside the Newberg UGB in a 

farm zone. It is now a brewpub or tavern. It is now a de facto brewpub/tavern year-round. Mr. 

DeBenedetti said they had 25,000 visitors last year. Parking lot has grown to 150 spaces. Tasting 

room has expanded in hours and amount of beer sold per glass. After they violated conditions of 

approval and were enforced upon, they applied for the events permit. The agri-tourism 

application today is the tail wagging the dog and is not appropriate for the farm zone. Friends of 

Yamhill County has filed a complaint against W&P, they are operating an illegal tavern in the 

farm zone. Only permitted under state law to offer 3oz. tastings, not 12oz. draft beers. The agri-

tourism criteria are not met by the application. The brewery is not appropriate in the farm zone 

and unfairly competes with restaurants in town who pay for city services. The events are 

cumulative and on top of the tavern. There are only 10 acres of hazelnuts on the property. The 

brewery income far exceeds anything the hazelnuts could produce. The events are not incidental 

or subordinate to existing farm uses; the farm uses are clearly secondary to the brewery and 

events. The events are not necessary to support farm use on this parcel and the planning 

commission should deny the renewal. W&P already operates far beyond the 54 days a year 

approved for beer tasting events. We request that if approved, the county condition the approval 

with a clear definition of “beer tasting event”. 
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Ilsa Pearse, Mineral Springs Rd, Carlton: This seemed like a clear example of things happening 

that were not approved. When conditions are allowed to morph into other things. Who oversees 

conditions, makes sure the conditions are enforced? How many conditions on various conditional 

use permits are not being met? I thought it was interesting that commissioner Ehry brought up 

that beer isn’t really an agricultural product.  

Friedman: We would have appealed the other brewery if we had known the county viewed a 

tasting room as allowing the full sale of large beers. 

Dunckel: How do wineries do it? 

Friedman: Different than a wine bar, only supposed to get tastings in small glasses. 

Abrams: You monetized the “incidental and subordinate” but what about acres?  

Friedman: In some parts of the law, numerical value is limited to 25% of sales for incidental 

items or events. You can also look at this in terms of employment. Multiple employees in the 

brewery year round, but don’t need as many people to farm 10 acres of hazelnuts. On this tract, 

the brewery is the economic driver of the property not farm use.  

Sherwood: When people go wine tasting they often walk out with a case. How is that much 

different? 

Friedman: Walking out with a case of beer would be analogous, but not full 12oz glasses of beer 

sold on-site. 

Ehry: Wanted to ask question about finance, but wasn’t sure if that was appropriate. If it’s 

agricultural tourism, it shouldn’t be the main income.  

Friedman: I agree. 

Dunckel: I agree with Sid that some of these rules get squishy, people push the rules and 

conditions. People with money and influence, wineries, moved in and passed special rules. I 

remember an application where someone built a $4 million winery and said he then had to have 

helicopter rides, balloon rides, events, etc. in order to support that new use. 

Friedman: We also think that’s not appropriate. 

Dunckel: Where does the regulation come from on the size of tasting glasses? 

Friedman: Both from the land use and OLCC sides of the law. 

Armstrong: Tasting happens in the historic building? 

Friedman: Happens in the building and outside. 

Armstrong: The main loss of farmland is from the parking lot? 

Friedman: There is also a lot of other farming going on in the area. The traffic can cause impacts 

to their operations.  
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Armstrong: Farm operations don’t seem to have any issue moving their equipment whenever 

they want to. Would your opinion change if this spawned the resurgence of the barley industry in 

Oregon? 

Friedman: The criteria state that it must support existing farm use, not future farm uses. 

Abrams: I understand you’re concerned about the creep of mixed uses in the farm zone. But it is 

also interesting that the main farm use next door is in support of the application. With the 

Yamhelas trail, we are arguing that agri-tourism shouldn’t go in the broader farm areas, but now 

we’re arguing it shouldn’t go here on the perimeter of the city. 

Friedman: Wolves and People and A to Z have collaborated. Part of this gets at the whole 

purpose of UGBs, and their intention to keep urban uses inside the city. This is a clear example 

of where an urban use has creeped outside of the UGB and jumped across. 

Ehry: Fred Meyers used to be a fruit field. 

Friedman: True enough. 

Craig Markham, 22245 NE Ilafern Rd, Dundee: In support of the opposition and what Sid said. 

Vicki Shepherd, 30230 NE Benjamin Rd, Newberg and Phyllis Schwary, 30000 NE Benjamin 

Rd, Newberg: I am opposed to the 4-year renewal. This was originally just to be a small brewery 

and tasting room. It seems this tavern is the main economic use of the land, not farming. The 

former winery was very incidental to the neighborhood and caused only very limited impacts. As 

neighbors we never even knew they were open. That is not the case now. Large amount of traffic 

now comes. 25,000 visitors per year. Large vehicles including busses and limos are regularly 

coming down the road and often get stuck or go off the road. The huge number of supporters can 

outnumber us opponents but most of them don’t even live in the area. We thought this would just 

be a little tasting room, not where full glasses of beer are sold. The applicant tells of his dreams. 

We also had dreams about living in a rural setting. There have been trespassers and people 

smoking on our properties and doing damage. Fire safety is a big issue as we are rural and there 

are no hydrants. The applicant states he has had no complaints and wants to be a good neighbor. 

I don’t complain to the applicant, it is appropriate to complain to the county instead. The 

applicant has never spoken to us. There are traffic signs that are not followed, why are they not 

being enforced? Increased trash, increased traffic, dangerous drunk driving. The applicant has 

stretched the rules and is beyond the conditions. 

Abrams: What signage requirements? 

Shepherd: The County has limits on the number of signs on a property. There is also light 

pollution from lights on the building. He can’t see us, but we can see them. 

Dunckel: Having a hard time getting past the school busses. 

Shepherd: They were college kids. 

Dunckel: This is on the edge of the city, there’s a big subdivision just to the north that’s been 

there a long time.  
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Shepherd: The property only barely touches a corner of the city. 

Dunckel: This looks like a pretty developed area already. 

Shepherd: It may be developed, does that mean we should have a tavern in the area? Is that what 

you would like to see in your area? 

Joyce Damman, 30160 NE Benjamin Rd, Newberg: My house is directly across the road from 

the brewery parking lot. I am very opposed to the 4-year renewal. When originally approved, we 

thought he would make the beer in the barn and sell elsewhere. The tasting room is not just for 

tasting. It is in fact a bar. The tasting room is mostly outside with picnic tables, where they serve 

pitchers of beer. If you call outside a “tasting room.” The county does not enforce conditions of 

approval, which has been obvious over the last year. The applicant’s times have exceeded the 

conditions of approval. I was not always at home whenever he was open, but this is what I’ve 

seen. On Superbowl Sunday a woman was arrested for DUI on Benjamin Road at 99. I believe a 

traffic study is warranted on Benjamin. Traffic has increased substantially, both from commuters 

trying to cut around town and from the bar. School busses and tour busses have brought large 

numbers of people in. Oversize vehicles such as these have been a huge detriment as they are not 

able to negotiate the turns. When did it become fashionable for parents to drink alcohol in front 

of their children? Traffic is a huge concern. There are no deputies to patrol the area and there is 

an obvious risk of increased DUI. The former winery on-site was very low impact. 

Abrams: What evidence of loss of property value is there? 

Shepherd: Tried to sell my house, a realtor came over on a Saturday when W&P was in operation 

and asked what I thought I could get for my house. My neighbor had to drop the sale price of 

their house from $500,000, they didn’t get that much, because the brewery is across the street. 

Dotti Smits, 30175 NE Smits Ln, Newberg: These ladies have pretty much said it all. We have 

lived in our home for 40 years and we have seen a lot of things we’re not happy about. The 

traffic, the business, it’s not a place where families should go. I agree with the testimony of Vicki 

Shepherd and FYC. 

Monte McClane, 30000 NE Benjamin Rd, Newberg: I am opposed to the docket, and I agree 

with the comments of Vicki Shepherd and Friends of Yamhill County. 

David Wall, 13750 Lakeshore Dr, Newberg: The east end of my property is on Benjamin and I 

am a neighbor of the brewery. I want to talk about what a farm is. Mr. McClure talked about the 

dark sky, the quietness, farming. But Mr. McClure tried to develop his property into a 

subdivision at the expense of the farmland to enrich himself. The property has only been in the 

family since 1967, not for generations as previously stated. In 1992 the property was listed on the 

historic register. We need an arborist to certify that the trees are not diseased. This M37 thing 

went up through the courts and was reversed and remanded. Mr. McClure wanted to get it 

annexed into the city for development. 

Armstrong: Are we still talking about farming? 
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Wall: Yes we are, we need to talk about these other things. The filbert orchard is one of the 

oldest in Yamhill County. The property used to be 70 acres and is now only 21. There is a little 

nut stand on the property. It is little. The best evidence would be invoices and receipts. We 

should also focus in on A to Z winery because the applicant has received a Newberg grant for a 

trail. I ask you all to go into the filbert orchard to see if it is really a farm. 18+ acres is in farm 

deferral, but it is under review by the county. We are in a unique spot as far as traffic and 

enforcement being between the sheriff’s department, Newberg police, and state police. The 

applicant didn’t know what went on on his property. The sheriff did come out because the 

moving van of one neighbor blocked the road and had to back into W&P. The applicant states he 

uses well water and water from Chehalem Mountain. Look at the laboratory report. He states that 

he has pure water. No arsenic analyzed. Why wouldn’t someone entering into a business for 

consumption test for heavy metals? I’m not implied there’s anything wrong with the water, but 

the permit should state that accurate tests have been run. He evaded the question about the area 

they have for growing barley. Don’t like to bring up history, but they brought it on themselves. 

Rebuttal:  

DeBenedetti: Appreciate the chance to address the concerns. Come before the county and the 

city of Newberg many times. Many of the issues have been brought up before. The picture 

presented by the opponents has been cynical and negative and untrue. Want to focus on the 

application and criteria. The conditions have been substantially met. As someone who lives on 

the property with the brewery, the quality of life issues affect us directly. We live right next door 

to the brewery and any negative impacts affect our own quality of life. And we have a high 

quality of life. It costs a lot of money to keep up a historic farm and the events bring in a lot of 

money to help keep up the property. Without ways to diversify and support the brewery, it 

becomes much harder to maintain the farm. A lot has been made about the 25,000 visitor 

number. That was a statement I made about the number of visitors to our website, the true 

number of on-site visitors was more like 10,000. Even if it was 25,000 that’s only the equivalent 

of each person in Newberg visiting once in a year. A lot of commentary about removal of 

farmland. The parking lot did not remove any trees from farm use. Any trees removed were from 

filbert blight. 700 new filbert saplings that are blight resistant have been added to the orchard 

recently. We are dedicated as a family to supporting agriculture and maintaining farming. In the 

beer industry 16 ounces or a pint is the norm. Our beers are only 12oz, though the 6oz is just as 

popular a pour. We are not a tavern. The OLCC has inspected us rigorously and designated us a 

tasting room open at all times to families with kids, we are a tasting room and not a tavern. The 

brewery is hoping to add even more crops, add farmland. Add barley, hops. That will increase 

farmland, not decrease it. We are working toward salmon safe standards. We want to have an 

ecologically healthy operation as well. It’s baffling to me that there are questions on how 

brewing beer is a farm use. The hops are local, the wild yeast comes from fruit grown on-site or 

nearby. Wheat, oats, and barley are crops that are grown. We want to have the same rights as 

wineries and cideries. The brewery supports the upkeep of the farm. As far as traffic, we support 

a lower speed limit on Benjamin. We walk across the road to get our mail. We support any 

upgrades to the roads near the brewery. We have not been made aware in the past of any issues 

from the police or negative activities. We do not foster a loud or unruly environment. We do not 

serve pitchers of beer; that is false. We serve 6 and 12oz. Many of our most regular customers 
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are our neighbors and they love it. If people are so opposed, they should come check it out 

firsthand rather than imagining the most negative possible. We do brewing the hard way and it 

fully supports the farm uses and is lower impact. Please look at the facts and the positive things 

we bring to the community. 

Sherwood: The location with Chehalem Mountain and Parrett Mountain nearby, and city of 

Newberg trying to keep Portland out, what is your vision for the small valley where you live? Do 

you see it as being an agricultural area? 

DeBenedetti: Absolutely. I think it’s beautiful and I think one of the appealing things is the 360 

degrees of green. 

Sherwood: But Newberg has nowhere else to go. They’re constrained on other sides. 

DeBenedetti: We want to see it stay in agriculture. I am available any time by email if during the 

review process you come up with more questions.  

Armstrong: The record is going to be closed tonight. Any contact would be ex parte contact and 

that is not allowed. Any agency recommendations? 

Friday: No conflicts with interests of Newberg. Public works says it could be 3-7 months before 

speed limit is dropped from 45 to 30. 

Armstrong closed the public hearing 

Motion: To continue the hearing until September 6, 2018 at 7pm in Room 32 and reopen at the 

point of staff recommendation. Halstead moves, Ehry seconds. Motion passes 5-1.  

Other Business:  

Friday: Still working on getting a new member of the commission to replace Garrettson. High 

value farmland solar restriction is now in effect. Probably going to be a home occupation for 

events coming before the commission next month.  

Hearing Adjourned 9:41 PM 


