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YAMHILL COUNTY PLANNING COMMISSION 
Thursday, September 6, 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, Marla Robison   Absent: Brett Veatch Staff: Ken Friday, Todd Sadlo, Stephanie 

Armstrong, Lance Wood, Matt Vogt, Stephanie Curran 

 

Approval of the Planning Commission minutes of August 2, 2018. Dunckel moved to approve 

the minutes. Robison seconded. Approved: 6-0, 1 abstention - Alan Halsted 

 

QUASI-JUDICIAL PUBLIC HEARING:  

  

Docket E-02-18 was continued at the point of Staff Recommendation. 

 No additional public testimony is scheduled to be taken on this issue. 

 

 

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. 

Staff Recommendation by Ken Friday: “It’s a renewal application; as such the application is to 

be reviewed to make sure the applicant is abiding by their original approval. There was a great 

deal of testimony that is not relevant to the event application.  The event approval allows 

eighteen events of three days each to provide a food truck or catered food service on the 

property.    A large amount of testimony related to the existing brewery and tasting room – which 

was already previously approved and is not affected by the decision on this event renewal 

application.  The main fault I can find with abiding by the conditions of approval is that the 

applicant admits that he did start the events earlier than the permitted hours of operation. While 

the applicant did start earlier, he also ended at 8PM rather than at 10 PM.  The applicant claims 

that this adjustment was done to address the concerns of the neighbors.  One of the complaints 

from neighbors was the headlights from cars exiting the facility.  The applicant adjusting the end 

time to 8:00 PM would have assisted with reducing this conflict.  Only thing I can see to deny 

this extension request on would be the applicant adjusting the hours of operation.  I think that 

shifting the hours up and ending earlier was a very minor change and I take the applicant at his 
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word that he modified the hours intending to get along with his neighbors.  Having said this, 

adjusting the hours is technically a violation of the conditions, albeit in my opinion a minor 

violation.  Therefore, I think it is appropriate for the PC to make the decision on this point.  I 

recommend approval of the 4-year extension with the conditions attached to the Staff report.”   

Abrams: Does no amplified music pertain to just outside?  Ken Friday: Yes, it is just for outside, 

they can have amplified inside. 

Robison: Can we change the porta potty rules? 

Ken Friday: The number of porta potties was a recommendation from the sanitarian, which can 

be reevaluated once they establish restroom facilities.  

Deliberation: 

Dunckel: I agree with staff, he has not violated conditions. He hasn’t gone over the maximum 

amount of hours. I think we should give him flexibility on start and end times. I am for the 

applicant; most testimony was not relevant to the application. 

Abrams: I agree with Dunckel, he violated the hours but did so with concern for neighbors. The 

road is straight there, the line of sight is good, and I think it is a good location. If the road needs 

improvement, that is up to Public Works. 

Halstead: I agree with staff report, I will add amendment of conditions when it comes to that 

part.  

Sherwood: I know the McClures’, not socially, but knowing them will not affect my vote.  I 

agree with staff. 

Robison: I also know the McClures’, but it will not affect my votes.  I agree with staff and want 

to make amendments to the conditions. 

Ehry: I agree with the staff report, this business has been here for a while. I would like to tweak 

the conditions a little. 

Armstrong: I think we can leave some of the hours for events to DeBenedetti to decide, to offer 

applicant some flexibility. 

Halstead: I would modify to get rid of porta potties if sanitarian approves restroom facilities.  

Robison: And until that time, he should determine the number of porta potties he needs. 

Dunckel: Did I miss something? Are there bathroom facilities being put in? 

Halstead: They are working on it and once they have restroom facilities they shouldn’t require 

any porta potties. 

Dunckel: Can we leave it to the sanitarian to recommend? 

Ken Friday: The number of porta potties in the staff report is the sanitarian’s recommendation. 



Yamhill County Planning Commission Minutes – September 6, 2018 - Page 3 
 

Motion: John Abrams moves to approve with the following amendments to conditions 1 and 7 

on hours and bathrooms.  

1. The events shall not, individually, exceed 72 consecutive hours and shall not; exceed 

five hours on Friday, eight hours on Saturday and five hours on Sunday.  All events 

shall end by 9:00 p.m. each day. 

7. During events which exceed 50 attendees the applicant shall provide four portable 

toilets, with a hand-wash station unless the County Sanitarian approves fewer toilets 

based on adequate permanent facilities.  

 

Abram moves, Halstead seconds. Motion passes unanimously, 7-0. 

 

DOCKET NO.:  C-17-18 

REQUEST:  The applicant is requesting conditional use approval 

for a home occupation to host weddings, events, and 

gatherings in an existing dwelling, a horse barn, and 

adjacent landscaped garden.    

APPLICANT:  Jeannette Etchebarne 

TAX LOT:  3236-3400 

LOCATION:  6789 NE Earlwood Road, Newberg 

ZONE:   AF-10, Agriculture/Forestry Small Holding  

CRITERIA:  Sections 501.03 (C), 1004.01 and 1202.02 of the Yamhill 

County Zoning Ordinance. Comprehensive Plan 

policies may also be applicable. 

 

Abstentions or objections to jurisdiction: none. Any ex-parte info or site visits? Armstrong and 

Robison have both been by the property but can be impartial in their judgement. 

Ken Friday read the raise it or waive it statement. 

Lance Wood presented the staff report. 

Proponent’s case:  

Ken Genova, 6789 NE Earlwood Road, Newberg: We started small with doing events for the 

Dora Grace foundation who works with abused kids, then someone approached us to ask if we 

could host dinners at our place with the money raised going to charities. People always asked if 

we would do weddings and we always said no. We reached out to Anthony, our lawyer, to make 

sure we were doing everything right. We had the sanitarian come check out our property, and 

Mr. Biggs came out and said we could handle about 100 people in our current building. We had 

Ty Darby out from Tualatin Valley Fire & Rescue (TVFR) and he said everything was fine, we 

brought out a parking expert and he laid out a parking area in one of the pastures that we would 

gravel to minimize fire risk. Then we had Mary Starrett out and asked her how we can outreach 

to people in our area, because we have been outreaching to Portland. She suggested foster kids 

program. We asked her if there was money in the county for this, and she said no. So we 

advertised on a site called Wedding Wire to see if there was interest in our property as a venue 

and got positive response. We’ve had barbeques and other small charity events and have had no 
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complaints from neighbors. We received concerns from the neighbors about noise. We are going 

to keep the weddings in the barn but the fire department said we have to keep the barn doors 

open, so there will be noise from people talking. We live there, we don’t want excessive noise. 

We don’t have the idea of having wild and crazy parties. You set parameters before you invite 

people to have events at your house. We want to do these events to raise money for kids. We sent 

out a letter to neighbors in the beginning inviting people to come to our property to talk about it 

and see what we wanted to do to help kids. Only one neighbor came. If we need to plant more 

trees as a buffer, we would do so. We’ve done events for the last nine years and want to 

continue. 

Anthony Stuart, 11450 NE Kuehne Rd, Carlton: This is not an endeavor to do anything other 

than raise money for kids. Both applicants are willing for conditions to be set to guide them, and 

for county review. We reached out to the neighbors before we put in application. Responsible 

use by land owners is a benefit to not only the land owners, but the community. The goal of this 

facility is generate funds for charitable giving. The applicants have a history of being good 

neighbors. They gave one neighbor an acre of land because the Whitakers had improperly sited 

their home on the applicant’s property. I think they will be criteria compliant; the vast majority 

of opposition is about noise. They are willing to forgo outside amplification, and keep the 

weddings inside the barn. People are concerned about the Home Occupation criteria of no more 

than 5 employees at one time. I provided examples of how some events would be staffed. For 

most events the applicants will be using the barn. Someone mentioned that having a wedding 

outside in a garden does not meet Home Occupation criteria, but the amount of time outside the 

building would be insignificant. The applicants have volunteered to install downturned lighting 

due to concerns about light pollution. They have designated a smoking area; Ty from TVFD has 

no issues. The driveway is steep but the applicant has agreed to install safety barriers. One 

component of the staff report wanted to incorporate a review period. Ken and Jeanette are willing 

to submit to review period, would prefer it is not on an annual basis; they would prefer 

something along the lines of an agri-tourism permit with an initial annual review, then reviewed 

every four years. It was mentioned that this is a limited ground water area, but this should not be 

affected by these events. We would submit, if necessary, to specify these events be held between 

April and October. 

Armstrong: For nine years you have done fundraising for youth, how many events? 

Genova: Once a year for events then the girls come out one to three times a year 

Armstrong: So how many a year? 

Genova: Three to four a year with a dozen kids per event 

Armstrong: Now you want a seasonal event center April to October. 

Genova: Yeah we want to do it in natural light. 

Arm: How many fundraising and weddings do you expect a month? 

Genova: Maybe four weddings a month. 
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Stuart: We might have events during the week as well. 

Armstrong: How much money do you give to charity? 

Genova: All of it after cost. 

Armstrong: So you could have events every day from April to October? 

Genova: Jeanette is a barrel racer, which is done in the hot weather. When we aren’t home, we 

won’t do events. There are 16 weekends in the hot weather.  

Armstrong: So you could have sixteen events? 

Genova: If we are home.  

Armstrong: So your neighbors will never get a weekend off? 

Genova: With a wedding, you will only have noise for about two hours an event. 

Armstrong: I am trying to get a picture of what you are asking for, and what your neighbors are 

in store for.  

Genova: We want our neighbors to call us if it gets too noisy and we can send the guest home. 

Sherwood: What is to the south and southwest of your property? 

Genova: It is forest with horse trails, mostly only my wife rides these trails. 

Stuart: The events are planned to be out of site from neighboring property. The closest neighbor 

is ok with our request. We wish the neighbors would have got in to this discourse at an earlier 

stage. 

Halstead: How long have you lived there? 

Genova: Since 2003. 

Halstead: And you live there now? 

Genova: Yes. Mr. Woods has been to the property and there is no direct site line to any 

neighbors except Ms. Parks who is next to the barn, and she is ok with this. 

Ehry: Have you had any permits for any of the events held? 

Genova: We were not aware we needed any of this. 

Stuart: We were advised they could have small non-profit events as a home owner. 

Robison to Ken Friday: How many non-profit events can you have? 

Ken Friday: There is no limit if you are not charging groups to be there. 

Abrams: How close is the barn to the property line? 



Yamhill County Planning Commission Minutes – September 6, 2018 - Page 6 
 

Genova: I’m not sure, I think it is 20’ instead of 30’ feet, but our neighbor signed a variance 

agreement. 

Opponent’s case:  

Stan Halle, 36450 NE Wilsonville Rd: we are at the base of Earlwood Rd so any and all traffic 

going to the applicant’s property will go by our house. We did not receive any letter prior to the 

application. We were active 8 years ago when there were outdoor events being held without a 

permit in this area. We got a restraining order to stop these events that would go on for 36 hours 

straight. We called the police and they took no action. We traced the noise and it came from 3 

miles away, over the border of Clackamas County. I hear the applicant say the party will be held 

in the barn, but the barn doors have to remain open. Sound channels out. An occasional wedding 

is ok, but having them all of the time is too much. We respect the applicants’ effort to raise 

money for kids but our concern is amplified music and traffic. The types of events they have 

been having up until now has been fine, but large weddings would be too much. The road at the 

bottom of the intersection is dangerous, adding more vehicles is a real issue. 

Alexis Cooley, 34890 Rockyhill Rd, Newberg: I have major fire concerns. This property is 

adjacent to 50 acres of forest that hasn’t been harvested in 50 years and it is in a drought right 

now. With plans for parking 100 cars, these generate a lot of heat. She submitted an article about 

a faulty car starting an 85 acre fire on I5. Most other event centers in Yamhill County are in farm 

land, not forest and forest are easily combustible. 

Cheryl McCaffrey, 7425 NE Earlwood, Newberg: I live three lots over, thanks to Ken and Lance 

for thorough staff report. My concerns are that this will be precedent setting for the AF-10 zone. 

Also, for a Home Occupation the events need to be held in a building. I do not have issues with 

charity events but with celebratory events, which can get out of hand. There needs to be good 

conditions placed on these events. I don’t think this application is keeping with the 

characteristics of AF-10, noise can travel uphill. I am not familiar with events being held in AF-

10 land, they are usually on farms that are buffered by acres of farmland. Although this would be 

considered a Home Occupation, it is different in character then what is expected in this zone. The 

applicants have stated how much this is for charity, but I didn’t see any review criteria stating 

charitable events as a consideration. It tugs at heartstring but it is not an evaluation criteria. I 

noticed the things the applicant says are amplified by Mr. Stuart. They want events May to 

September, Mr. Stuart said April to October. The people speaking for them are asking for more 

than the applicants want. I want to state the application says “from within” the building, the 

ordinance states “substantially within”. The wording needs to meet ordinance so the event 

doesn’t start in the barn then continue outdoors. Their advertisement of the property as a 

wedding venue is still on Wedding Wire. They advertised events in covered and outdoor areas. 

The central area of the barn where they put the tables is 14’ wide, once tables are in there are 5 

feet on either side of the aisle for the guests to hang out. I cannot foresee people staying in the 

barn talking in cramped space when there is open space and gardens outside. The staff report 

notes in 10 places that guest will spend most of their time outdoors which is in direct conflict 

with the ordinance. The ordinance states no more than “5 full or part-time employees”, the staff 

report recommends no more than five (5) unrelated full or part-time employees to 5 non-related 

employees. This should be ironed out. 
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Ken Friday: The reference to “unrelated employees” is so we would not count people living on 

the property as employees. 

McCaffrey: I responded to their preliminary letter but they did not respond to me until Labor 

Day. I was shown a horse washing stall where a band could set up. If they had 4 musicians 

present, that would leave room for one employee. I think there is some confusion about the 

number of employees that will be at each event. Regarding parking: I would suggest limit of 75 

vehicles and post signs on along driveway “no parking”. This would keep cars out of view, 

prevent fires on grass, and make the driveway accessible to the Fire Department if needed. In 

both the application and staff report, they compare their venue to a winery that is on EFU land 

and located 20 miles away from this area. I would be OK with 100 guests if the number of 

weddings were limited, but 100 guest every weekend that changes the character of the area. I 

would like to have “mass gatherings” taken out of the request that leads to scope creep. The 

neighbors provided a noise report; I did not notice that in the staff report. I think this needs 

annual review, not at one year and then 4 years.  Applicant states this would contribute to local 

economy but no examples given of how Yamhill County would benefit. You can have all the 

conditions you want, but how is it going to be monitored and enforced? 

Abrams: You put a lot of thought into this; can you boil it down to what would be a reasonable 

number of events beyond what they do now? 

McCaffrey: Maybe once a month or twice on celebratory events so the neighbors can enjoy the 

peaceful setting of their homes too. 

Sherwood: Your question about who is going to check on it is a good one. 

Ehry: It sounds that you are not opposed with exceptions? 

McCaffrey: Not with limitations, but I don’t think it belongs in AF-10. I know three other 

neighbors in the area that are thinking about using their properties as wedding venues. 

Ehry: What about the bed and breakfast down the road? It has worked well, but now there are 

new owners, who I think were shut down and are now up and operational again. 

McCaffrey: It is working out well, they are now pretty quiet. 

Charles Jannsen, 7505 NE Earlwood, Newberg: My concerns have been addressed in previous 

testimony. 

Stuart Cox, 35505 NE Kramien, Newberg: My concerns have been addressed in previous 

testimony. 

Linn Whitaker, 6885 NE Earlwood Rd: I’ve included a noise study report. He read a letter from a 

neighbor who was not present. Property too small, want unlimited events, is trying to skirt 

agricultural-tourism requirements by applying for Home Occupation. Applicant did not conduct 

traffic study as requested by Planning Staff; they used one by Yamhill County Public Works 

stating they can’t afford the study, which they can make up after having two events. They have 

also spent lots of money upgrading their barn before the application has been approved. The way 

the barn is laid out channels noise to neighboring properties. 
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Barbara Whitaker: 6885 NE Earlwood Rd, Newberg. We live just east of property. I would like 

to state for the record that Ken Genova did not give us an acre property, the people who they 

bought the property from, the Stanichs, wrote a corrected deed, which was supposed to be 

recorded prior to them selling the property, but was not. The Stanichs gave it to us, not Genova. 

This application does not comply with zoning criteria, we don’t object to charity and small 

events, but not with large, celebratory events. The noise will not be contained by the barn, which 

makes a great big megaphone sending noise to the neighbors. We do not agree that there should 

be a 4 year review period; it should be reviewed every year due to the objections by the 

neighbors. We would like to see conditions enforced. We want a limit placed on number and size 

of events, no more than 18 events per year and only 6 of those with attendance over 50 people. 

We urge you do deny or at least impose and enforce conditions that make our neighborhood 

livable. 

Annette Cooley, 34890 NE Rockyhill Rd, Newberg: we share a lot line with applicant. Weddings 

are a real trigger to the neighborhood. I understand Commissioner Starrett expressed her 

agreement to this as a venue to the applicants and to Lance. There have been advertisements 

online for this as a wedding venue since 2017. This leads to fear and confusion. If it was 

approached as we want to have 4 weddings a year to support our charities, it would seem more 

reasonable, but unlimited events does not bode well for the neighborhood. 

Kathryn Jernstedt, representing Friends of Yamhill County, 8156 NE Mineral Springs Rd, 

Carlton: employees limited to 5, the statute says you have to count anyone the wedding party 

brings in as well. It draws attention to the unenforceability of the 5 employees. The county needs 

to be precise on writing their recommendations. The business has to be contained inside existing 

buildings, this does not sound like it can reasonably happen. There is an Airbnb for rent on the 

adjoining property, which is owned by the same people, this can lead to two home occupations 

by the same owners. There is a question if the equestrian aspect of the property could be 

considered a Home Occupation in and of itself. They have an Airbnb listing since 2016 which 

lists the horse arena and house on the adjacent property. There is an extensive co-mingling of the 

two properties, and uses thereof. Can you have a Home Occupation for an Airbnb by the same 

owner on contiguous property? As far as the noise issue, I can hear noise over 1 ½ miles from 

my rural house. Noise travels far. The parking exceeds what would be normal for this area. It 

needs regular monitoring and the county doesn’t have the resources to do so. Friends of Yamhill 

County is still waiting for a response from the Planning Department to a formal complaint it 

made in May. 

Emery Hinkley, 7610 NE Earlwood Rd, Newberg: all of my concerns have been addressed by 

previous testimony. 

Jane Carlsen, 8355 NE Parrett Mountain Rd, Newberg: most of my concerns have been covered 

in previous testimony, but I want to go back to the idea of enforcement. If something goes 

wrong, the neighborhood is stuck with it. This is not a good fit for the neighborhood, there has to 

be a lot of conditions to make it fit, and the county can’t enforce them. That leaves the neighbors 

to police the area and deal with the traffic and noise. 
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Katherina-Victoria Perez, PO Box 3461, Wilsonville: my general concern is the uncertainty of 

this application. There may be a few weddings, there might be a lot. It sets a precedent. There is 

no divider at the bottom of the road; it will be hard to find the property for those not familiar 

with the road. I was told to ask questions about their liquor license, if they have liquor how will 

it be regulated? Fire is a grave concern to me. Our area is very dry; we try to save our water. 

How much water will they be using to keep up landscaping in the summer if they want to have 

events in the garden? I was a volunteer fire trainee and was told that this area takes a long time to 

get to if a fire starts. The charity events are great, but I am concerned with large, unlimited 

wedding events.  

Public Agency Reports: 

Responses from City of Newberg and Public Works, no objections. We didn’t hear from TVFD 

but they did provide driveway approval. 

Rebuttal:  

Stuart: reasonable conditions are acceptable by applicants; they have dropped outdoor 

amplification from their request. As concerns about fire, the parking lot will be graveled with a 

specific ingress/egress plan. No distinction in ORS about Home Occupation on property zoned 

AF vs. EFU. Applicants had a Wedding Wire account to find out if there was demand for their 

venue, but they have terminated their subscription. The garden they are planning is lavender 

which does not require much water after the first year. 

Dunckel: I hear you don’t want to be restrained, but that is what the neighbors are concerned 

about. I do not know how you would meet condition #13 that no indication of the home 

occupation should be visible. I believe this is beyond the scope of what you can do.  

Stuart: There is no sight line from the neighbor’s property that can see the area where the 

weddings will be held. They will adhere to Yamhill County limits on noise. 

Staff Recommendation: 

Based on evidence submitted applicant, staff recommends denial.  Chair Armstrong closed 

public hearing 

Deliberation 

Ehry: in listening to this I think there are a lot of limitations we need to put on this application. I 

was thinking 2 weddings a month limited to 50 people. I’m in favor of all of the benefits they are 

doing, but they need limits. 

Armstrong: so 50 people would limit 25 people for bride and 25 for the groom; that is a pretty 

small wedding. 

Ehry: I think we should have a limit on the number and we should check on this in a year to 

insure compliance. 
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Robison: I agree with Ehry, small weddings and maybe 12 a year. Maybe one or two weddings a 

month at most. No amplified music, something soft. I don’t know what they have been doing up 

to now, but the neighbors haven’t complained. I think it needs to be checked on in a year.  

Sherwood: I understand people want a nice venue for their wedding, but there are two reasons I 

think this is wrong. It is in the wrong location for traffic, I drive Wilsonville Rd every day and it 

is dangerous. It also the wrong location with people living there.as noise will carry and weddings 

can grow from 50 -60 people to 100-150 people. 

Armstrong: I think this is more like an event center then a home occupation. I don’t know how 

you could provide a decent event for 100 people with 5 employees. The events must be 

conducted indoors; the venue is advertised as a lavender garden, not in the horse barn. Also, it 

will interfere with the character of the neighborhood as it is zoned residential. The home 

occupation should not generate noise or reflection or excess traffic or parking above what is 

normal for the zoning. I think the amount of cars and traffic are way outside this limit. And these 

have been described by neighbors; I don’t think this will be a good fit. 

Halstead: I don’t believe it is an appropriate location for a home occupation. 

Abrams: I think this is outside the scope as well; I am usually willing to stretch a little so the 

property owner can use their land and make a little money but I can only stretch so far. I think 

somebody should nail down what the traffic study requirements are. I can’t support this. 

Dunckel: I agree with staff, I don’t think this quite meets the requirement for home occupation 

and this would be precedent setting.  

Motion:   

Abrams moves to deny, Sherwood seconded. 

Motion to deny the application passed 7-0. 

Other Business: Talked about changing deadline for hearing submissions so commissioners 

have time to read the material. 

Ken Friday: we will have a hearing next month, we have a couple of winery applications. 

Hearing Adjourned 10:22 PM 


