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Exhibit A 

Board Order 22-________________ 
Findings in Support of a Decision Affirming 
Planning Commission Decision Approving 
Docket No. C-03-22 and Conditions of Approval 

FINDINGS OF FACT: 

A. Background Facts

1. The subject parcel (Tax Lot R3328-00102) is approximately 18.89 acres located on NE
Worden Hill Rd, Dundee. The property is zoned Exclusive Farm Use (“EF”)-40 and
currently has approximately 13 acres of grapes planted on-site, and there is a well house
and a pole building located on the parcel. Access to the property is from NE Worden Hill
Road and is provided via a proposed extension of an existing paved private road. The
proposed extension will also be paved.

2. Grange Hill, LLC (“Applicant”) filed an application requesting conditional use approval
for a Home Occupation to allow a nine-guestroom Country Inn Bed and Breakfast (the
“Bed and Breakfast”) in a single-family dwelling.  Approval for the Bed and Breakfast
was previously issued by Yamhill County to BW Vineyard, LLC in C-09-20, dated May 11,
2020. Applicant, as the current owner of the Property, seeks approval to operate the
Bed and Breakfast as previously authorized in C-09-20.

3. The surrounding parcels are located in the Exclusive Farm Use EF-20 and EF-40 zones.
The surrounding area is predominantly dedicated to agricultural uses, including
vineyards, fruit and/or nut orchards, as well as some livestock grazing and pasturage.
Some parcels in the area contain wineries and/or tasting rooms. There are some parcels
in the surrounding area that are dedicated to passive forest uses.

4. As described in the original application for C-0-09-20, the Bed and Breakfast will be a
two-story, single-family dwelling containing a dining area, living room, kitchen, one
resident bedroom suite, and nine guest bedrooms. Off-street parking will be provided
on the Property, adjacent to the dwelling.

B. Procedural Findings

1. On March 18, 2022, Applicant filed its Conditional Use Application with Yamhill County for a
home occupation to allow a nine-bedroom Country Inn Bed and Breakfast on the property.

2. On May 16, 2022, the Planning Director issued a decision letter approving the Conditional
Use Application.
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3. On May 31, 2022, Friends of Yamhill County filed an appeal of the Planning Director 
decision. In its appeal, Friends of Yamhill County raised two objections asserting that 
Applicant had failed to satisfy review criteria at Section 1004.01(C) and (F) of the Yamhill 
County Zoning Ordinance (“YCZO”). On July 5, 2022, Friends of Yamhill County submitted a 
second letter, raising two additional objections over findings under YCZO 1202.02(D) and 
YCZO 1202.02(E). In a July 6, 2022 letter, Applicant addressed objections raised by Friends 
of Yamhill County, pointing to Applicant’s application materials and the previously 
authorized use at the subject property.  

4. Staff scheduled a public hearing before the Board of County Commissioners on July 7, 2022. 

5. Staff issued a staff report on June 22, 2022. The staff report is attached as Exhibit 1.  

6. The Board of County Commissioners held a public hearing on July 7, 2022. The Board 
accepted testimony from Applicant and from Friends of Yamhill County, closed the record, 
and deliberated. Based on the evidence in the record, the Board unanimously affirmed the 
Planning Director’s decision approving the application for a conditional use approval for a 
Home Occupation to allow a nine-guestroom Country Inn Bed and Breakfast. The Board 
directed staff and county counsel to prepare findings of fact and conclusions to document 
the decision, and on ___, 2022, the Board adopted the presented findings of fact and 
conclusions of law.  

C.   Substantive Findings 

1. The applicable approval criteria and review standards are set forth in YCZO 402.07, 1004.01, 
1012, and 1202.02.  

2. YCZO 1202.02 Conditional Use Criteria 

(A) The use is listed as a conditional use in the underlying zoning district; 
 
Regarding criterion (A), the applicant is requesting a conditional use approval of a home 
occupation to operate a nine (9) guestroom bed and breakfast. The bed and breakfast will 
be sited within a yet-to-be-built home that was approved as a principal dwelling in 
conjunction with farm use in C-09-20, dated May 11, 2020. Pursuant to subsection 402.04(I) of 
the YCZO, a bed and 
breakfast is a recognized home occupation in the Exclusive Farm use zone. The request 
complies with criterion 1202.02(A). 
 

(B) The use is consistent with those goals and policies of the Comprehensive Plan 
which apply to the proposed use; 

 
Regarding criterion (B), the Staff addressed applicable goals and policies in pages 3-4 of the 
staff report and through proposed conditions of approval and those findings are incorporated 
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here by reference. The Board agrees with the incorporated findings and finds that this criterion 
is met. 
 

(C) The parcel is suitable for the proposed use considering its size, shape, location, 
topography, existence of improvements, and natural features. 

 
Regarding criterion (C), the Applicant demonstrated that the parcel is suitable 
for the proposed use considering its size, shape, location, topography, existence of 
improvements, and natural features, in pages 7-8 of the application narrative and those 
findings are incorporated here by reference. The Board agrees with the incorporated findings 
and finds that this criterion is met. 
 

(D) The proposed use will not alter the character of the surrounding area in a manner 
which substantially limits, impairs, or prevents the use of surrounding properties for the 
permitted uses listed in the underlying zoning district. 

 
Regarding criterion (D), the applicant is requesting permission to use a single-family 
dwelling as a nine (9) guestroom bed and breakfast home occupation. Notice was sent to 
neighboring property owners and staff did not receive any comments or concerns from 
surrounding property owners. The surrounding area is a mix of large-scale farming activities in 
the form of vineyard and wine production, scattered fruit and nut tree orchards, and livestock 
stabling and pasturage in addition to rural residential uses. Friends of Yamhill County argued 
that the proposed use, specifically when added to other similar uses in the surrounding area, 
would alter the character of the surrounding use. After considering Friends of Yamhill County’s 
argument, the Board found that nothing in the applicant’s proposal indicates that the bed and 
breakfast will have a deleterious impact to the character of the surrounding area. There is no 
reason to believe the operation of a bed and breakfast as a home occupation in the Exclusive 
Farm use zone will substantially limit, impair, or prevent any permitted uses on surrounding 
properties. The fact that a neighboring property had received approval for a similar use is not a 
factor in considering whether the Applicant had met criterion (D). Applicant submitted a traffic 
analysis estimating a total of approximately 34 tips per week, which is unlikely to exceed the 
traffic normally generated by a family occupying a single-family home. In addition, no 
comments or concerns were received from neighboring properties on the proposal. With the 
proposed conditions of approval, the Board finds that this criterion is met. 
 

(E) The proposed use is appropriate, considering the adequacy of the public facilities 
and services existing or planned for the area affected;  
 

Regarding criterion (E), the Board finds the conditions of approval ensure that this criterion is 
met.  
 

(F) The use is or can be made compatible with existing uses and other allowable uses in 
the area. 
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Regarding criterion (F), and as mentioned in the staff report, notice of the applicant’s proposed 
home occupation was sent to neighboring property owners for comment as well as noticed in a 
newspaper of general circulation. The county did not receive any comments or concerns 
regarding the proposed development from surrounding property owners. An appeal was 
received from Friends of Yamhill County and who raised concerns involving the impact of the 
proposal on the surrounding area and other allowable uses, and because another similar facility 
located in close proximity.  The Board addressed the concerns during a public hearing on July 7, 
2022 but concluded that the evidence on the record does not support Friends of Yamhill 
County’s arguments that the proposal cannot meet YCZO 1202.02(F).  Specifically, the Board 
considered the of “cumulative impacts” argument raised by Friends of Yamhill County because 
of the presence of a neighboring similar facility. The Board noted that such cumulative impacts 
analysis was not part of the criteria applying to Applicant’s proposal and was not a factor the 
Board considers under YCZO 1202.02(F).  For these reasons, the Board finds that this criterion is 
met, with conditions. 
 

3. YCZO 1004.00 Home Occupation Criteria 
 

A. The home occupation will be operated by a resident of the property on which the 
business is located. 

 
B. The home occupation will employ on the site no more than five full or part-time 
employees. 
 
C. The home occupation will be operated substantially in the dwelling or in other 
buildings normally associated with uses permitted in the zone in which the property is 
located. 

 
D. The home occupation will not unreasonably interfere with existing uses on nearby  land or 
with other uses permitted in the zone in which the property is located. 

 
E. No more than one (1) home occupation shall be permitted in conjunction with any 
dwelling or parcel. Activities which are substantially different in nature shall be considered 
separate home occupations. 

 
F. A home occupation shall not be used to permit construction of any structure that would 
not otherwise be allowed in the zone in which the home occupation is established, nor shall 
a home occupation be used as justification for a zone change. 
 
G. The total area used for outdoor storage shall not exceed the allowable parcel coverage in 
the zone in which the home occupation is established. 
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H. There shall be no visible evidence of the conduct of a home occupation from any road or
adjacent property, other than permitted signs. Any outdoor storage or outdoor work areas
shall be effectively screened by vegetation or by a sight obscuring fence.

I. A home occupation shall not generate noise, vibration, glare, fumes, odor, electrical
interference or other disturbance beyond what normally occurs in the applicable zoning
district.

J. A home occupation shall not generate traffic or parking beyond what normally occurs in
the applicable zoning district.

K. Off-street parking spaces shall be provided for clients or patrons and shall not be
located in any required yard.

L. One (1) on-premise sign shall be permitted in conjunction with a home occupation, subject
to the sign provisions set forth in Section 1006.

M. The nature of a proposed home occupation shall be specified at the time of application.
Any proposed change in the nature of an approved home occupation

N. A permit for a home occupation shall be deemed personal to the applicant and shall not
run with the land. Upon notification by the county such permit shall expire two (2) years
from the date of issuance, at which time the permit may be renewed by the Director upon a
finding that the requirements of this ordinance are being met. A fee for renewal of the
permit may be imposed by the Director.

O. A condition of approval may be placed on a home occupation requiring a review every 12
months following the date the permit was issued. The home occupation may be renewed if it
continues to comply with the requirements of this ordinance and any other conditions of
approval.

P. Pursuant to the nonconforming use provisions of Section 1205 of this ordinance, any
proposed expansion or change in the nature of a home occupation in operation prior to
adoption of this ordinance shall be subject to the requirements of this section and shall
require a conditional use permit. In the event of denial of such an application, the home
occupation shall be allowed to continue at its original scale and nature as a nonconforming
use.

Regarding the Home Occupation criteria of Section 1004.01, these criteria are addressed in 
pages 5-9 of the staff report and those findings are incorporated here by reference. The Board 
acknowledges Friends of Yamhill County’s arguments concerning whether the use will occur 
within a single family dwelling. Specifically, Friends of Yamhill County argued that the structure 
was designed for transient occupancy, and as such not a dwelling allowed in the EFU zone, and 
could not meet criteria (C) and (F). The Board found that those arguments under (C) and (F) 
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were not convincing for the reasons presented on the record by staff and applicant, and the 
Board found that applicant satisfies YCZO 1004.00(C) and (F) notwithstanding Friends 
arguments to the contrary. The Board relied on the staff report findings that each bedroom of 
the proposed structure can be accessed from a shared hallway that shares common 
atmosphere with the rest of the house, with common areas and living space on both floors, and 
that structure meets the design standards for a single-family residence and the relevant criteria.  
In sum, The Board agrees with the incorporated findings and proposed conditions of approval 
and finds that the criterion in YCZO 1004.00(A)-(P) are or can be met.  
 

4. YCZO 1012.01 Bed and Breakfast Criteria 
 
A. The following provisions shall apply to bed and breakfast facilities: 
 

1. A bed and breakfast is a single-family dwelling where lodging is offered 
for compensation, having no more than nine (9) sleeping rooms for this purpose. Bed 
and breakfast operations that are undertaken from within a residence shall be 
considered as home occupations, and shall comply with the standards and limitations of 
Section 1004. A bed and breakfast inn may offer a morning meal for overnight guests 
only. 
 
2. Water from any source other than a municipal or public supply shall be tested initially 
and annually thereafter, or more frequently as required by the County Health 
Department, and determined to be safe for public consumption. 

 
3. When the facility has more than two rooms for rent, an on-site examination of the 
premises shall be made by a county health inspector to review food handling and 
tourist/traveler health and safety practices. 
 
4. An on-site examination of the premises shall be made by local fire department 
personnel to advise of appropriate fire and safety code requirements. 

 
B. Where facilities are approved for three or more guest bedrooms and up to 10 
guests, State Administrative Rule and statutory requirements for Bed and Breakfast and 
Tourist/Traveler facility licensing shall be satisfied. 
 
Regarding the Bed and Breakfast criteria, the staff report found that these criteria would be 
met through conditions of approval and incorporated the applicable requirements are in the 
staff report’s proposed conditions of approval. The Board accordingly finds that these criteria 
are met.  
 

5. YCZO 402.07(A) Exclusive Farm Use District Conditional Use Standards  
 

Section 402.07(A) of the YCZO requires that prior to establishment of a conditional use; 
the applicant shall demonstrate compliance with the following criteria: 
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1. The use will not force significant change in accepted farming or forest practices on
surrounding lands devoted to farm or forest use.

2. The use will not significantly increase the cost of accepted farming or forest practices
on surrounding lands devoted to farm or forest use.

Regarding criteria (A), these criteria are addressed in page 10 of the staff report and those 
findings are incorporated here by reference. The Board agrees with the incorporated findings 
and proposed conditions of approval and finds that this criterion is met.  

DECISION: 

The Board affirms the Planning Director’s decision, approving the conditional use application. 
The Board finds that applicant’s proposal complies with the applicable criteria in the YCZO as 
discussed above and affirms the approval of the conditional use application subject to the 
following conditions. 

CONDITIONS: 

1. The bed and breakfast inn may offer a maximum of nine (9) guestrooms for rent.

2. Food service shall be limited to one morning meal for overnight guests.

3. The bed and breakfast is personal to the applicant and property owners, Grange Hill, LLC,
and this approval does not run with the land. Any subsequent owner who would like to continue
operating the bed and breakfast must receive land use approval for the home occupation.

4. The bed and breakfast will be operated by an onsite resident of the proposed single-
family dwelling.

5. Prior to operation of the bed and breakfast, the driveway access and water supply shall
be inspected and approved by Dundee Fire Department.

6. The use shall employ no more than five (5) full or part time employees.

7. The State Administrative Rule requirements for Bed and Breakfast licensing shall be
satisfied prior to operation of the bed and breakfast facility.

8. Prior to operation of the home occupation, the applicant shall obtain an inspection and
approval (Authorization Notice) from the County Sanitarian for the septic system.

9. Prior to operation of the home occupation, the applicant shall obtain all necessary
building, plumbing, and electrical permits from the Yamhill County Building Department.
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10. Prior to operation of the bed and breakfast, the water shall be tested initially and 
annually for nitrate and arsenic with quarterly bacteria tests thereafter and determined to be 
safe for public consumption by the Public Health Department. Results of the test shall be 
submitted to the Yamhill County Planning Department. 

11. The use is limited to the operation of a nine (9) guestroom bed and breakfast from a 
single-family dwelling. Agri-tourism or other celebratory events on the property require 
additional land use approval. 

12. No outside evidence of the home occupation shall be visible except for a sign not to 
exceed 24 square feet, which is subject to permit and land use approval pursuant to Section 1006 
of the Yamhill County Zoning Ordinance. 

13. An area to provide a minimum of one (1) parking space per guestroom and one (1) 
parking space for each employee on maximum working shift shall be maintained. There shall be 
no parking along the road right-of-way or along the easement roadway. 

14. This approval is valid for one year following the date of final approval and shall expire at 
that time unless the use has been initiated. 

15. A review of the bed and breakfast operation shall be required two years following the 
date of final approval. The operation may be renewed if it continues to comply with the 
requirements of Section 1004.01 of the Yamhill County Zoning Ordinance and the conditions of 
approval. A fee may be charged for renewal of the permit. 

16. Modification of any of the above conditions requires approval under Section 1202.05 of 
the Yamhill County Zoning Ordinance. Violation of any of the above conditions may result in 
revocation of the conditional use permit with the process detailed in Section 1202.07 and 
1202.08 of the Yamhill County Zoning Ordinance 



YAMHILL COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT   
STAFF REPORT 

 

Docket C-03-22, Elaine Albrich for Grange Hill LLC Page 1 
 
 

BOC HEARING: July 7, 2022 
 
DATE:   June 22, 2022 
 
DOCKET NO.:  C-03-22 
 
REQUEST: A conditional use request to operate a nine (9) guestroom Bed and 

Breakfast facility as a home occupation.  
 
APPLICANT:  Elaine Albrich for Grange Hill LLC 
 
OWNER:  Grange Hill LLC 
 
APPELLANT:  Kathryn Jernstedt for Friends of Yamhill County 
 
TAX LOT:  3328-00102 
 
LOCATION:  9580 NE Worden Hill Road, Dundee 
 
ZONE:  EF-40, Exclusive Farm District 
 
CRITERIA: Sections 402.04(I), 1004.01, 1012, and 1202.02 of the Yamhill County 

Zoning Ordinance.  Comprehensive Plan policies may also be applicable. 
 
COMMENTS: Dundee Fire Department:  No response to date. 
 County Sanitarian:  Please see letter submitted by County Sanitarian on 

April 8th, 2022. 
 Water Master:  No response to date. 
 Public Works: “We have reviewed the file and find no conflicts with our 

interests.” 
 Public Health:  No response to date. 
 Soil & Water Conservation District (SWCD):  No response to date. 
 Kathryn Jernstedt for Friend of Yamhill County PO Box 1083, 

McMinnville: See comment provided on 4/25/2022 
 
EXHIBITS:  
 I. Decision Letter and Staff Report 
 II. Appeal Application 
 III. Application 
 IV. Public Notice 

V. Public Agency Reports 
 VI. Comments Received   
   
FINDINGS: 
 
A. Background Facts 

Exhibit 1

Exhibit 1
Page 1 of 95
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1. Parcel Size:  The property measures approximately 18.89-acres. 
 
2. Access:  NE Worden Hill Road. 
 
3. On-site Land Use and Zoning:   The property is located within the Exclusive Farm Use 

District, the EF-40 zone.  The subject property has approximately 13-acres of wine 
grapes planted on-site.  There is a well house and a pole building located on the subject 
parcel.   

 
4. Surrounding Land Use and Zoning:  The surrounding parcels are located in the Exclusive 

Farm Use EF-20 and EF-40 zones. The surrounding area is predominantly dedicated to 
agricultural uses, including vineyards, fruit and/or nut orchards, as well as some livestock 
grazing and pasturage.  Some parcels in the area contain wineries and/or tasting rooms. 
There are some parcels in the surrounding area that are dedicated to passive forest uses as 
well.            

 
5. Water:  The applicant has indicated that water is provided by an on-site well.   
 
6. Sewage Disposal:  An existing septic system.  
 
7. Fire Protection:  Dundee Rural Fire District. 
 
8. Previous Actions:  A lot line adjustment was approved in 2015, through Docket L-44-15.  

In 2016, the subject parcel received approval for the principal dwelling in conjunction 
with farm use, Docket FD-05-16.  This dwelling approval will lead to the construction of 
the home that will operate as the proposed bed and breakfast.  A conditional use bed and 
breakfast as a home occupation was approved in 2020 for previous owners through 
Docket C-09-20.  In 2020 there were 2 lot line adjustments that give the parcel its current 
configuration, Docket L-19-20 and L-03-20.   
 

9. Deferral:  The Assessor’s office records indicate that the property is receiving 16-acres 
of farm tax deferral. 

 
10. Overlay Districts:  The property is not located in an area identified as sensitive wildlife 

habitat, nor is it located within the Willamette River Greenway, and the property is not 
within an airport overlay district.  The subject parcel is not located within the 100-year 
floodplain, per FIRM panel 41071C0225D. 

 
11. Explanation of the request:  The applicant has submitted a conditional use request for the 

operation of a nine (9) guestroom Bed and Breakfast as a home occupation from an 
approved, but not yet built, single-family dwelling.  

  

Exhibit 1

Exhibit 1
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B.   Conditional Use Provisions and Analysis 
 
1. The conditional use criteria of YCZO Section 1202.02 are as follows: 
 
 (A) The use is listed as a conditional use in the underlying zoning district; 
 
 Regarding criterion (A), the applicant is requesting a conditional use approval of a home 

occupation to operate a nine (9) guestroom bed and breakfast.  The bed and breakfast will 
be sited within a yet-to-be-built home that was approved as a principal dwelling in 
conjunction with farm use.  Pursuant to subsection 402.04(I) of the YCZO, a bed and 
breakfast is a recognized home occupation in the Exclusive Farm use zone.  The request 
complies with criterion 1202.02(A).     

 
2. (B) The use is consistent with those goals and policies of the Comprehensive Plan  
  which apply to the proposed use; 
 
 Regarding criterion (B), the Yamhill County goals and policies do not provide standards 

or criteria for review of home occupations. While these are not in themselves criteria, 
they are in part what the criteria was based upon.  Applicable goals and policies from the 
Yamhill County Comprehensive Plan are addressed below. 

 
 Section I.E Goal 1 Policy i. states: 
 
 A reasonable expansion of the concept and definition of home occupation will apply to 

very low density residential and agricultural small and large holding areas where small-
scale, family-operated, home-craft industry or repair service has been traditionally 
carried on, and such uses will be reasonably regulated, subject to limitations on location, 
scale, performance characteristics, commercial character, and visibility from bounding 
roads or adjoining property. 

 
 The definition of a home occupation consists of an activity involving the sale of a service 

carried on in compliance with Section 1004 of the YCZO by a resident of the property on 
which the business is located.  The applicant’s request is for the provision of short-term 
lodging and a breakfast meal, from a single-family dwelling.  The application identifies 
Section I.F, Goal 1 of the Comprehensive Plan, which establishes as a goal for the 
County “To maintain a rate and pattern of economic growth sufficient to prevent 
recurring high levels of unemployment and under-employment in the county, balance the 
real property tax base of the various cities, and strengthen local economic bases.”  The 
application states that the proposed bed and breakfast will increase the economic activity 
of surrounding businesses and farms by serving food and beverage products derived from 
locally sourced farm products, encouraging guests to patronize and purchase from local 
farms and businesses, and by providing employment to up to three (3) employees.  There 
is a long tradition of bed and breakfast services being offered.  The review criteria in 
Section 1004 provide standards which guide and may limit the location, scale, 
performance characteristics, commercial character and visibility as noted above, and will 

Exhibit 1
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be addressed in this report. 

3. (C) The parcel is suitable for the proposed use considering its size, shape, location, 
topography, existence of improvements, and natural features. 

Regarding criterion (C), the application needs to demonstrate that the parcel is suitable 
for the proposed use considering its size, shape, location, topography, existence of 
improvements, and natural features.  The subject parcel measures approximately 18.89-
acres in size with adequate space to site the proposed single-family dwelling.  The 
property is located along the crest of a hill and the proposed building site of the home is 
relatively flat, with a gentle southeasterly slope.  The septic records on file for the parcel 
indicate that a septic evaluation was completed in 2021 ensuring that the septic is sized 
accordingly for the number of bedrooms proposed for the dwelling.  The applicant has 
acknowledged the Sanitarian’s request and has agreed to schedule a septic site evaluation. 
Prior to operation of the home occupation, the applicant shall obtain an inspection and 
approval (Authorization Notice) from the County Sanitarian for the septic system. 

The property has access to NE Worden Hill Road, by way of a paved easement road that 
passes through a neighboring parcel to the west, Tax Lot 3328-00100.  A condition of 
approval will require that the access to the bed and breakfast is inspected and approved 
by the local rural fire protection district prior to the operation of the bed and breakfast. 
There are no natural features of special noteworthiness that will be disturbed due to the 
operation of a bed and breakfast on the subject parcel.  With conditions, the size, shape, 
location, topography, and existing improvements are suitable for the proposed use of the 
dwelling as a bed and breakfast. 

4. (D) The proposed use will not alter the character of the surrounding area in a manner 
which substantially limits, impairs, or prevents the use of surrounding properties 
for the permitted uses listed in the underlying zoning district. 

Regarding criterion (D), the applicant is requesting permission to use a single-family 
dwelling as a nine (9) guestroom bed and breakfast home occupation.  Notice was sent to 
neighboring property owners and staff did not receive any comments or concerns from 
surrounding property owners.     

The surrounding area is a mix of large-scale farming activities in the form of vineyard 
and wine production, scattered fruit and nut tree orchards, and livestock stabling and 
pasturage in addition to rural residential uses.  Nothing in the applicant’s proposal 
indicates that the bed and breakfast will have a deleterious impact to the character of the 
surrounding area.  There is no reason to believe the operation of a bed and breakfast as a 
home occupation in the Exclusive Farm use zone will substantially limit, impair, or 
prevent any permitted uses on surrounding properties.  With conditions, the request 
complies with criterion 1202.02(D). 

5. (E) The proposed use is appropriate, considering the adequacy of the public facilities 
and services existing or planned for the area affected; and 

Exhibit 1
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 Regarding criterion (E), as mentioned in Section B.3. of this staff report, the applicant 

must have a septic evaluation and approval from the County Sanitarian prior to operation 
of the bed and breakfast to ensure the septic system is functional and adequately designed 
to meet the needs of a 10-bedroom dwelling.   As mentioned above, in Findings B.3, the 
driveway providing access to the property must be inspected by the Dundee Fire 
Department prior to operation of the bed and breakfast.  As mentioned above, in Findings 
B.3 of this staff report, the applicant must receive any necessary building, plumbing, 
mechanical permits, and inspections prior to operation of the bed and breakfast home 
occupation.  A condition of approval will require that the applicant test the water for 
nitrate and arsenic with quarterly bacteria tests thereafter to verify the water is safe for 
public consumption by the Public Health Department.  Testing results must be submitted 
to the Yamhill County Planning Department.  With conditions, the request complies with 
criterion 1202.02(E) above.   

 
6. (F) The use is or can be made compatible with existing uses and other allowable uses  
  in the area.  
 
 Regarding criterion (F), notice of the applicant’s proposed home occupation was sent to 

neighboring property owners for comment as well as noticed in a newspaper of general 
circulation.  The county did not receive any comments or concerns regarding the 
proposed development from surrounding property owners.  An appeal was received from 
Kathryn Jernstedt with Friends of Yamhill County.  The request for appeal is further 
addressed in this staff report below. 

 
 Given that the proposal is for the operation of a nine (9) guestroom bed & breakfast as a 

home occupation from a single-family dwelling, traffic generated from the proposed use 
is not expected to increase beyond what may normally be expected in the Exclusive Farm 
use zone.  With conditions, the proposed use appears to be compatible with the character 
and land use patterns of the surrounding area and complies with criteria (F).   

 
C.        Home Occupation Review Criteria  
 
1. The following standards and limitations shall apply to home occupations: 
 

A. The home occupation will be operated by a resident of the property on which the 
business is located. 

 
 Staff notes that page one of the application narrative states the following: “the bed and 

breakfast will be a two-story, single-family dwelling containing a dining area, living 
room, kitchen, one resident bedroom suite, and nine guest bedrooms.” Based off this 
language, staff believes that that there will be living space for the bed and breakfast 
operator who will be an on-site resident.  With conditions, the request complies with 
criterion (A). 

 
2. B. The home occupation will employ on the site no more than five full or part-time  
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  employees. 
 
 Regarding criterion (B) above, the applicant acknowledges and agrees to abide by this 

limitation to the number of employees working in conjunction with this home occupation.  
The application states that while the ordinance allows for up to five (5) on-site 
employees, the applicant is planning on only having three (3) on-shift employees working 
at the bed and breakfast, including the innkeeper.  The proposed home occupation will at 
no time have more than five (5) employees on-site.  With conditions, the request 
complies with criterion (B).  

 
3. C. The home occupation will be operated substantially in the dwelling or in other  
  buildings normally associated with uses permitted in the zone in which the  
  property is located. 
  
 Regarding criterion (C), the application states that the proposed nine (9) guestroom bed 

and breakfast will be substantially operated from a single-family dwelling, once it has 
been built.  The proposed single-family dwelling has ten bedrooms with ensuite 
bathrooms.  Each bedroom can be accessed from a shared heated hallway that shares 
common atmosphere with the rest of the house. Common areas and living space is shown 
on both floors. The plans show that the kitchen is next to an area marked as a common 
space on the first floor.  The structure meets the design standards for a single-family 
residence.  A single-family residence is a building normally found in the Exclusive Farm 
use (EF-20) zone.   

 
 4. D. The home occupation will not unreasonably interfere with existing uses on  
  nearby land or with other uses permitted in the zone in which the property is  
  located. 
 
 Staff notes that this same use was approved for this subject parcel in 2020 under an 

application made by the previous owners.  At that time, the proposed use was found to be 
in compliance with the same review criteria and standards that this application does. 

  
 This request was processed as a “Type B” application.  This requires that surrounding 

neighbors be notified of the pending administrative action and provided with a fifteen-
day comment period during which time they can request a hearing.  No comments from 
surrounding property owners were received during the comment period.  Comment was 
received from the opponent during this time.   On May 16, 2022, Director Friday issued 
his decision  and provided notice to surrounding property owners and to interested parties 
of the 15-day appeal period.  No comments or request for appeal were submitted by 
surrounding property owners during the appeal period.  Friends appeal was received on 
May 31, 2022. 

 
 For these reasons staff believes that the proposed use will not unreasonably interfere with 

existing uses on nearby land or with other uses permitted in the underlying zone.  The use 
appears to be compatible with the character and land use patterns of the surrounding area, 
therefore with imposition of appropriate and proportionate conditions, the request 

Exhibit 1

Exhibit 1
Page 6 of 95



YAMHILL COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT   
STAFF REPORT 

 

Docket C-03-22, Elaine Albrich for Grange Hill LLC Page 7 
 
 

satisfies criterion (D) above.   
 
5. E. No more than one (1) home occupation shall be permitted in conjunction with  
  any dwelling or parcel.  Activities which are substantially different in nature shall  
  be considered separate home occupations. 
 
 The request is consistent with criterion (E) because there are no other home occupations 

on the parcel.   
 
6. F. A home occupation shall not be used to permit construction of any structure that  
  would not otherwise be allowed in the zone in which the home occupation is  

 established, nor shall a home occupation be used as justification for a zone 
change. 

 
 Regarding criterion (F), the applicant is requesting the use of a single-family dwelling for 

the operation of a nine (9) guestroom bed and breakfast as a home occupation.  While the 
home is not yet built on the property.  There is an existing principal farm dwelling 
approval, Docket FD-05-16, the dwelling will be built as a single-family dwelling.  A 
principal farm dwelling is allowed in the Exclusive Farm use zone.   

  
 If approved, a condition of approval will require that all necessary permits have been 

issued prior to construction of the dwelling or operation of the bed and breakfast.  The 
applicant is not requesting a zone change.  With conditions, the applicant’s proposal is 
consistent with criterion (F).  

 
7. G. The total area used for outdoor storage shall not exceed the allowable parcel  
   coverage in the zone in which the home occupation is established. 
 
 Regarding criterion (G), the proposed home occupation is located in the Exclusive Farm 

Use District, the EF-40 zone, which limits parcels to coverage of fifteen (15) percent for 
parcels less than one (1) acre in size.  The applicant’s parcel is approximately 19.23-acres 
in size, therefore the parcel coverage standard is not applicable.  The request complies 
with criterion (G).   

 
8. H. There shall be no visible evidence of the conduct of a home occupation from any  

road or adjacent property, other than permitted signs.  Any outdoor storage or 
outdoor work areas shall be effectively screened by vegetation or by a sight 
obscuring fence. 

  
 Regarding criterion (H), the bed and breakfast shall be operated substantially from within 

a single-family dwelling.  The applicant has indicated that guests will also have access to 
an outdoor patio space.  There will be no outdoor storage or work areas associated with 
the proposed bed and breakfast operation.  The applicant has proposed the placement of 
signage on the property.  The applicant must apply for a sign placement permit, prior to 
placement of a sign.  Any future placement of a sign must satisfy the Signs ordinance, 
Section 1006 of the YCZO.  With conditions, the request is consistent with criterion (H).    
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9. I. A home occupation shall not generate noise, vibration, glare, fumes, odor,  
  electrical interference or other disturbance beyond what normally occurs in the  
  applicable zoning district. 
 
 Regarding criterion (I), the applicant is requesting the operation of a nine (9) guestroom 

bed and breakfast from a single-family dwelling to be built at a future date. There are no 
activities proposed that will generate noise, vibration, glare, fumes, odor, electrical 
interference or other disturbance beyond what may normally occur in the Exclusive Farm 
Use District, EF-40 zone.  The request is consistent with criterion (I).   

 
10. J. A home occupation shall not generate traffic or parking beyond what normally  

occurs in the applicable zoning district. 
 
 Regarding criterion (J), traffic generated from patrons commuting to the bed and 

breakfast is unlikely to exceed the traffic that may normally be generated by a family 
occupying a single-family home of the size proposed by the applicant, and what 
otherwise might be encountered in the EF-40 zone.  The applicant submitted a traffic 
analysis that estimates a total of approximately 34-trips per week to the bed and 
breakfast.  If approved, a condition of approval will require that the applicant maintain 
sufficient off-street parking for guests and all employees working on a maximum shift.  
With conditions, the request is consistent with criterion (J). 

 
11. K. Off-street parking spaces shall be provided for clients or patrons and shall not be  
  located in any required yard.  
 
 Regarding criterion (K), as addressed in Findings C.10. above, with the condition of 

approval to maintain off-street parking sufficient to meet the needs of guests and 
employees, the request complies with criterion (K).  

 
12. L. One (1) on-premise sign shall be permitted in conjunction with a home  
  occupation, subject to the sign provisions set forth in Section 1006. 
 
 Regarding criterion (L), the applicant has indicated an interest in the placement of a 

future on-premise sign.  Any request for a sign must satisfy the provisions set forth in 
Section 1006 of the YCZO.   With conditions, the request complies with criterion (L). 

 
13. M. The nature of a proposed home occupation shall be specified at the time of  

 application.  Any proposed change in the nature of an approved home occupation 
shall require a new conditional use permit.  Any departure from the uses and 
activities initially specified shall be considered grounds for revocation of the 
conditional use permit. 

 
 Regarding criterion (M), this is a regulation that applies to all home occupations.  The 

applicant is requesting the use of a single-family dwelling as a nine (9) guestroom bed 
and breakfast as a home occupation.  Any increase in the number of guestrooms or other 
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change in use will require the submission of a new conditional use application.  The 
applicant may not host events such as weddings without receiving additional land use 
review and approval.  With conditions, the request complies with criterion (M). 

 
14. N. A permit for a home occupation shall be deemed personal to the applicant and  

 shall not run with the land.  Upon notification by the county such permit shall 
expire two (2) years from the date of issuance, at which time the permit may be 
renewed by the Director upon a finding that the requirements of this ordinance 
are being met.  A fee for renewal of the permit may be imposed by the Director. 

 
 Regarding criterion (N), this is a regulation that applies to all home occupations.  This 

requirement will be included as a condition on any approval. 
 
15. O. A condition of approval may be placed on a home occupation requiring a review  

 every 12 months following the date the permit was issued.  The home occupation 
may be renewed if it continues to comply with the requirements of this ordinance 
and any other conditions of approval.  

 
 Regarding criterion (O), this is a regulation that applies to all home occupations.  This 

requirement will be included as a condition on any approval. 
 
16. P. Pursuant to the nonconforming use provisions of Section 1205 of this ordinance,  

 any proposed expansion or change in the nature of a home occupation in 
operation prior to adoption of this ordinance shall be subject to the requirements 
of this section and shall require a conditional use permit.  In the event of denial of 
such an application, the home occupation shall be allowed to continue at its 
original scale and nature as a nonconforming use. 

 
 Regarding criterion (P), this request is for a new home occupation, not the continuation or 

modification of a nonconforming use.  The request complies with criterion (P). 
 
D. Bed and Breakfast Standards 
 
1. Section 1012.01(A) and (B) of the YCZO contains provisions which apply to bed and 

breakfast inns, as follows: 
 
 A. The following provisions shall apply to bed and breakfast facilities: 
 

1. A bed and breakfast is a single-family dwelling where lodging is offered 
for compensation, having no more than nine (9) sleeping rooms for this 
purpose.  Bed and breakfast operations that are undertaken from within a 
residence shall be considered as home occupations, and shall comply with 
the standards and limitations of Section 1004.  A bed and breakfast inn 
may offer a morning meal for overnight guests only.   

 
2. Water from any source other than a municipal or public supply shall be 
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tested initially and annually thereafter, or more frequently as required by 
the County Health Department, and determined to be safe for public 
consumption.  

     
3. When the facility has more than two rooms for rent, an on-site 

examination of the premises shall be made by a county health inspector to 
review food handling and tourist/traveler health and safety practices. 

 
4. An on-site examination of the premises shall be made by local fire 

department personnel to advise of appropriate fire and safety code 
requirements. 

 
B. Where facilities are approved for three or more guest bedrooms and up to 10 

guests, State Administrative Rule and statutory requirements for Bed and 
Breakfast and Tourist/Traveler facility licensing shall be satisfied. 

 
 The applicable requirements of the above section will be made conditions of approval.  

The applicant is requesting permission to operate a nine (9) guestroom bed and breakfast, 
therefore the State Administrative Rules and statutory licensing requirements for a Bed 
and Breakfast or Tourist/Traveler lodging facility are required and must be satisfied prior 
to operation of the bed and breakfast.  

 
E. Exclusive Farm Use District Conditional Use Standards 
 
1. Section 402.07(A) of the YCZO requires that prior to establishment of a conditional use; 

the applicant shall demonstrate compliance with the following criteria: 
 

1. The use will not force significant change in accepted farming or forest practices 
on surrounding lands devoted to farm or forest use. 

 
2. The use will not significantly increase the cost of accepted farming or forest 

practices on surrounding lands devoted to farm or forest use.  
 
 Surrounding farm uses include the cultivation of wine grapes, fruit and nuts, as well as 

the pasturage and grazing of livestock.  Notice was sent out to surrounding property 
owners, within 750 feet of the applicant’s property, and there were no comments 
submitted that indicated approval of the home occupation would force significant change 
or significantly increase the cost of farm or forest uses.  The home occupation, as 
proposed, is not expected to generate any adverse impacts upon surrounding lands that 
would lead to changes in neighboring farm or forest uses and practices.  The proposed 
conditional use of the property for a home occupation will be conducted substantially 
within a single-family dwelling.  The applicant has indicated that access to the bed and 
breakfast will be paved to mitigate the creation of dust that could inconvenience 
neighboring property owners.  The applicant’s proposed home occupation does not 
require any changes to the existing infrastructure or services in the area.  The applicant is 
proposing the operation of a bed and breakfast from a single-family dwelling.  The 
dwelling was approved, in 2016, as a principal dwelling in conjunction with farm use.  
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The applicant states that there is space on the subject property to adequately serve the 
parking needs of employees and patrons.  With conditions, the proposed home occupation 
satisfies Section 402.07 (A) of the YCZO. 

 
COMMENTS IN OPPOSITION 
  
 On May 31, 2022, Yamhill County Planning received an appeal application submitted by 

Kathryn Jernstedt on behalf of Friends of Yamhill County.  The appeal focusses on two 
specific review criteria that they believe this application fails to satisfy.  Specifically, 
Section 1004.01(C) and (F).  These two standards require that the home occupation be 
operated from the dwelling and that the application cannot be used as a means to build a 
structure that is not allowed in the underlying zone. 

 
 The appeal narrative refers to the building plans for the proposed dwelling, “show that 

the structure is not a dwelling” and “that while it may be possible for one family to reside 
in such a structure, this one is clearly designed for transient occupancy, a use that is 
specifically excluded from the definition of dwelling.”  Friends argues that the proposed 
structure is not a dwelling and as such, this application is seeking to permit construction 
of a building that would not otherwise be allowed in the underlying zone. 

 
CONCLUSIONS FOR APPROVAL: 
 
1. The applicant has requested a conditional use permit to allow the operation of a nine (9) 

guestroom bed and breakfast from an approved but yet to be built single-family dwelling 
on Tax Lot 3328-00102. 

 
2. With conditions, the request complies with the conditional use criteria listed in Sections 

402.04(I), 1004, 1012, and 1202.02 of the Yamhill County Zoning Ordinance. 
 

3. The request complies with the goals and policies of the Yamhill County Comprehensive 
Plan.   

 
CONCLUSIONS FOR DENIAL: 
 
1. The applicant has not demonstrated that the request is consistent with the approval criteria of 

Sections, 402.04(I), 1004, 1012, and 1202.02 of the Yamhill County Zoning Ordinance. 
 

2. The request does not comply with the goals and policies of the Yamhill County 
Comprehensive Plan. 

 
RECOMMENDATION: 
 
A recommendation will be given after the receipt of testimony. 
 
If the Board of Commissioners decides to approve the use, the Planning Staff would recommend 
the following conditions be placed on any approval: 
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1. The bed and breakfast inn may offer a maximum of nine (9) guestrooms for rent. 

  
2. Food service shall be limited to one morning meal for overnight guests. 

 
3. The bed and breakfast is personal to the applicant and property owners, Grange Hill, 

LLC, and this approval does not run with the land.  Any subsequent owner who would 
like to continue operating the bed and breakfast must receive land use approval for the 
home occupation. 
 

4. The bed and breakfast will be operated by an onsite resident of the proposed single-
family dwelling. 

 
5. Prior to operation of the bed and breakfast, the driveway access and water supply shall be 

inspected and approved by Dundee Fire Department. 
 
6. The use shall employ no more than five (5) full or part time employees. 

 
7. The State Administrative Rule requirements for Bed and Breakfast licensing shall be 

satisfied prior to operation of the bed and breakfast facility. 
 
8. Prior to operation of the home occupation, the applicant shall obtain an inspection and 

approval (Authorization Notice) from the County Sanitarian for the septic system. 
 

9. Prior to operation of the home occupation, the applicant shall obtain all necessary 
building, plumbing, and electrical permits from the Yamhill County Building 
Department. 

 
10. Prior to operation of the bed and breakfast, the water shall be tested initially and annually 

for nitrate and arsenic with quarterly bacteria tests thereafter and determined to be safe 
for public consumption by the Public Health Department.  Results of the test shall be 
submitted to the Yamhill County Planning Department. 

 
11. The use is limited to the operation of a nine (9) guestroom bed and breakfast from a 

single-family dwelling.  Agri-tourism or other celebratory events on the property require 
additional land use approval. 

 
12. No outside evidence of the home occupation shall be visible except for a sign not to 

exceed 24 square feet, which is subject to permit and land use approval pursuant to 
Section 1006 of the Yamhill County Zoning Ordinance. 

 
13. An area to provide a minimum of one (1) parking space per guestroom and one (1) 

parking space for each employee on maximum working shift shall be maintained.  There 
shall be no parking along the road right-of-way or along the easement roadway. 
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14. This approval is valid for one year following the date of final approval and shall expire at 
that time unless the use has been initiated. 

 
15. A review of the bed and breakfast operation shall be required two years following the 

date of final approval. The operation may be renewed if it continues to comply with the 
requirements of Section 1004.01 of the Yamhill County Zoning Ordinance and the 
conditions of approval.  A fee may be charged for renewal of the permit. 

 
16. Modification of any of the above conditions requires approval under Section 1202.05 of 

the Yamhill County Zoning Ordinance.  Violation of any of the above conditions may 
result in revocation of the conditional use permit with the process detailed in Section 
1202.07 and 1202.08 of the Yamhill County Zoning Ordinance. 
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July 5, 2022

Yamhill County Board of Commissioners SENT VIA EMAIL
535 NE Fifth Street
McMinnville, Ore. 97128

RE: Appeal of Docket C-03-22
Additional testimony

Chair Berschauer and members of the Board:

Friends of Yamhill County (FYC) appreciates the opportunity to address important matters 
affecting land use in the county. The testimony below is in addition to that provided in the appeal
application included in your hearing packet and attached. Please accept this letter and enter it 
into the record of proceedings on this docket.

To summarize our primary objection to the planning director’s approval, home occupations, 
including bed and breakfast facilities (B&Bs) are only permitted in a dwelling. Based on the 
definitions of “dwelling” and “motel” in the Yamhill County Zoning Ordinance (YCZO), the 
proposed structure is a motel and therefore the proposal does not satisfy the approval criteria for 
a home occupation. This argument is spelled out more fully in Exhibit II of the hearing packet 
(PDF pp. 33-34).

In addition to this objection, FYC has identified the following deficiencies in the appealed 
decision.

First, we do not find that the adopted findings include any mention of the fact that the another 
nine-unit facility approved as a B&B operates on the property next door and utilizes the same 
access drive. This is relevant to YCZO 1202.02(D), which provides:
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The proposed use will not alter the character of the surrounding area in a manner 
which substantially limits, impairs, or prevents the use of surrounding properties 
for the permitted uses listed in the underlying zoning district.

The findings relating to this criterion (06/22/22 staff report to BOC, p. 4, and 05/10/22 director’s 
decision staff report, p.4) state:

* * * Notice was sent to neighboring property owners and staff did not receive
any comments or concerns from surrounding property owners.

The surrounding area is a mix of large-scale farming activities in the form of 
vineyard and wine production, scattered fruit and nut tree orchards, and livestock 
stabling and pasturage in addition to rural residential uses. Nothing in the 
applicant’s proposal indicates that the bed and breakfast will have a deleterious 
impact to the character of the surrounding area. There is no reason to believe the 
operation of a bed and breakfast as a home occupation in the Exclusive Farm use 
zone will substantially limit, impair, or prevent any permitted uses on surrounding
properties. With conditions, the request complies with criterion 1202.02(D).

Again, there is no mention that the surrounding area already includes a nine-unit hotel. The 
findings should address whether two significant commercial facilities a matter of a few yards 
from each other may “alter the character of the surrounding area in a manner which substantially 
limits, impairs, or prevents the use of surrounding properties for the permitted uses.”

Of course nothing in the applicant’s proposal indicates deleterious effects. Additional people in 
the farm zone that are unfamiliar with accepted farming practices often result in complaints or 
pressure on farmers to adapt their practices. Also bear in mind that B&Bs in Yamhill County are 
frequently not just a place to sleep and have breakfast. The website for the facility next door, for 
example, shows that the operators provide dinner service and host private events and weddings.1 
There are many examples in Oregon where event spaces have created conflicts with neighboring 
farm use. FYC disagrees with the finding that “there is no reason to believe the operation of a 
bed and breakfast as a home occupation in the Exclusive Farm use zone will substantially limit, 
impair, or prevent any permitted uses on surrounding properties.” 

The findings should address uses in the surrounding area more accurately, more fully address 
potential conflicts, and explain whether multiple B&B/hotels (and accessory restaurants and 
event spaces) will in fact substantially limit, impair, or prevent farm use of surrounding 
properties.

Next, the traffic impact study is deficient for the reasons explained below. This is relevant to 
YCZO 1202.02(E) (The proposed use is appropriate, considering the adequacy of the public 
facilities and services existing or planned for the area affected).

1 https://www.blackwalnutvineyard.com/

C-03-22 Appeal Testimony -2- Friends of Yamhill County
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The study estimates that the traffic generated by the proposed facility will be 34 trips per week. 
This estimate is based on expected trips from a 10-unit hotel. FYC has no evidence that this 
estimate is incorrect for a hotel, but the proposal is for a hotel inside a dwelling, and the family 
residing in the dwelling will generate trips not expected at a stand-alone hotel (e.g., trips to the 
store and doctor). The study should combine the trips for the dwelling and the hotel, and address 
the impact of two of these on Worden Hill Road, as the existing and proposed facilities would 
share a drive.

Thanks again for the opportunity submit this testimony.

Sincerely,

R  H

Rob Hallyburton
Vice President

cc: Lance Woods and Ken Friday, planning dept.
Kathryn Jernstedt, FYC

C-03-22 Appeal Testimony -3- Friends of Yamhill County
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ATTACHMENT – Appeal of C-03-22

If you are an affected party, please explain how you are aggrieved or adversely 
affected by the decision:

Friends of Yamhill County (FYC) works to protect natural resources through the 
implementation of land use planning goals, policies, and laws. FYC is particularly 
interested in protecting farmland for continued farm use to produce food and fiber for 
existing and future generations. Continued proliferation of non-farm uses in the 
exclusive farm use and farm/forest zones creates conflicts with and is otherwise 
detrimental to farm use, and is therefore adverse to FYC’s interests.

Please describe the basis upon which the decision is being appealed. Indicate 
which ordinance, Comprehensive Plan, or other regulatory provisions have not 
been satisfied or have been violated by the decision. 

The permit approval is for a nine-unit bed and breakfast facility. The review criteria for 
such a facility include YCZO sec. 1004.01, which provides, in part:

C. The home occupation will be operated substantially in the dwelling
or in other buildings normally associated with uses permitted in the zone 
in which the property is located.

F. A home occupation shall not be used to permit construction of any
structure that would not otherwise be allowed in the zone in which the 
home occupation is established...

The plans for the approved facility, attached, show that the structure is not a dwelling, 
not normally associated with uses permitted in the EF zone, or otherwise allowed in the 
zone.

The definition of “dwelling” from the Yamhill County Zoning Ordinance (YCZO sec. 202) 
is:

A building containing one (1) dwelling unit designed for and occupied by 
one (1) family only. The term dwelling includes a manufactured dwelling 
but does not include a hotel, motel, travel trailer, boarding, lodging or 
rooming house, private hospital, rest home or nursing home or other 
accommodations used for transient occupancy.

The structure has nine separate rooms each clearly marked as a “guest suite” or 
“innkeeper suite.” It is designed just like a motel. The definition of “motel” in YCZO sec. 
202 is:
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One (1) or more attached or detached buildings containing housekeeping 
or sleeping units designed and used for the temporary accommodation of 
tourists or transients with off-street parking space for each such unit.

While it may be possible for a family to reside in such a structure, this one is clearly 
designed for transient occupancy, a use specifically excluded from the definition of 
“dwelling.” 

Additionally, a dwelling designed for one family would only accommodate up to five 
unrelated persons.1 The approved structure is designed to accommodate at least nine 
unrelated persons. The building plans were amended to add a caretaker’s residence, 
and this is where a family would live. The other nine rooms are all designed for transient
occupancy.

Motels are not listed as a permitted use in YCZO sec. 403 (AF District), so zoning 
endorsement of the building permit approves a use that is prohibited in the zone.

1 The YCZO sec. 202 definition of “family” is: “One or more person related by blood, marriage, legal adoption or
legal guardianship plus not more than five (5) additional persons, including foster and shelter care persons or, up
to five (5) unrelated persons, all living together as a single housekeeping unit.
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Keri Hinton 

Yamhill County Clerk 

414 NE Evans St, McMinnville, OR 97128-4607 ⚫  Ph. 503.434.7518 ⚫ Fax 503.434.7520 ⚫ clerk@co.yamhill.or.us 

Board of Property Tax Appeals  ⚫ Business Licenses  ⚫   Elections  ⚫   Marriage Licenses  ⚫    Passports  ⚫    Recording  ⚫   Voter Registration

MEMO 

To: Ken Huffer, County Administrator 
From:  Keri Hinton, County Clerk 
CC: Lindsay Berschauer, and Human Resources Dept. 
Date: August 11, 2022 
Re: Position authority for Elections Supervisor 

I respectfully request position authority and to create the position of an Elections Supervisor.  
In 2019 a similar position of a Program Coordinator was attempted to meet the election needs 
of the Clerks’ office but only lasted a short time.  There are many anticipated changes in the 
upcoming year and into the future that will require staff with more expertise to navigate this 
function of the Clerks’ office.    There is also a growing need to begin to train and cross-train 
existing and new employees to be able to assist during busy election seasons as well as the 
training and coordination of the volunteers and election board workers.  This position will 
ensure that staff and volunteers are working efficiently and effectively to ensure a safe and 
secure election each and every time. 

The proposed position will be classified as an Elections Supervisor, Range 19 and will be a non-
bargaining position due to the confidential nature of the job.  Upon your approval the Clerk’s 
budget is able to make the necessary adjustments to accommodate this request.  

Sincerely, 

Keri Hinton 
Yamhill County Clerk 
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