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YAMHILL COUNTY PLANNING COMMISSION 
Thursday, October 4, 2018 - 7:00 p.m. 

Yamhill County Courthouse, Room 32 

535 NE Fifth Street 

McMinnville, Oregon 97128 

 

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

Brett Veatch Absent: Marla Robison, Alan Halstead Staff: Ken Friday, Todd Sadlo, Matt Vogt, 

Stephanie Curran 

 

Approval of the Planning Commission minutes of September 6, 2018. Sherwood moved to 

approve the minutes. Dunckel seconded. Approved: 6-0 

 

QUASI-JUDICIAL PUBLIC HEARING:  

  

 

  DOCKET NO.: SDR-15-18 

  REQUEST:  A site design review for the construction of a new wine 

production facility (winery) and wine tasting room on a 

parcel that has at least 15 acres of vineyard planted on-

site.   

  APPLICANT: Ryan Grenell 

  OWNER:  Ste. Michelle Wine Estates 

  TAX LOT:  3322-900 

  LOCATION:  18010 NE Fairview Dr (approximately 200 yards east 

of the intersection with NE Sylvan View Dr), Dundee 

  ZONE:  EF-20, Exclusive Farm Use District  

  CRITERIA:  Sections 402.02(H), 402.10(I), and 1101.02 of the 

Yamhill County Zoning Ordinance and ORS 

215.452(1)(b). 

 

Chair Dan Armstrong opened the meeting. 

Abstentions or objections to jurisdiction: None. 

Any ex-parte info or site visits? None. 

Ken Friday read the raise it or waive it statement. 

Matt Vogt presented the staff report. 

Abrams: My understanding is that water and ground water supply is not in our purview? 

Ken Friday: That’s correct, we cannot place conditions on wells; it is under Jurisdiction of Water 

Resources. 

Proponent’s case:  

Ryan Grenell, Highway 221 Columbia Crest DR, Paterson, WA 99345, St. Michelle project 

manager: my role is to oversee engineering of the project. Introduced members of his team and 

turned floor over to their lawyer. 
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Elaine Albrich, Davis, Wright & Tremaine, 1300 SW 5
th

 Ave Ste. 2400, Portland, OR: St. 

Michelle is proposing to move their Erath winery to a new location. This is a permitted use in the 

EFU zone. We support staff recommendations and agree with conditions for approval, there are 

sixteen. These are all acceptable to the applicant so we will save our questions for rebuttal.  

Armstrong: I am assuming you are shooting for 45 tons per these 15 acres?  

Grennell: We get a yield of 160 gals per ton. 

Armstrong: That would be well within your 50, 000 gallon limit. St Michelle has other 

vineyards? 

Ryan: Yes. 

Armstrong: Will this wine tasting room feature some of those vintages?  

Ryan: We are closing down the current Erath site and plan on only featuring wine from our 

Oregon vineyards. 

Opponent’s case:  

Anneka Miller, 18299 NE Fairview Dr., Dundee: written comments only. Concerns about 

groundwater supply, impact of additional traffic and point of egress from proposed winery site 

onto Fairview Dr. 

Keith Harber, 17385 NE Fairview Dr, west of proposed development: To the east of proposed 

development is gravel; the paved part to the west, the neighbors paid to pave it. I don’t think the 

higher end clientele will want to drive their nice cars down the gravel road. The traffic study was 

wrong. I am concerned about the water situation, but I understand from earlier statements this is 

not under your purview. I want to make sure there is some kind of mitigation, if the road to east 

is not paved it will be a safety issue. I also suggest they look into salvaging their rain water. I 

don’t think they want to reimburse the residents for the paving of the road. We would not have 

paid for it if we knew a winery was going to move in and use it.  

Sherwood: Please show us the paved area of the road. How much of the road is paved? 

Harber: I am not sure exactly, but I think you could look it up on Google Maps. 

Armstrong: For mitigation, if the winery paves down to Red Hills Rd that would mitigate it? 

Harber: It would help.  

Armstrong: For the record, you are not the only people that have paved county roads. 

Harber: I am aware of that. 

Armstrong: Rainwater collection, how would they go about that? 
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Harber: I’m not sure, I know we collect it and use it to irrigate our property for two to three 

months in the summer months. In an email Matt Vogt asked Angela, who did the traffic study, if 

the road was gravel instead of paved would it affect the traffic study. She replied yes. 

JS Craw, 18265 NE Fairview Dr, Dundee: I have a question; do you need a 26000 square foot 

facility for producing that amount of wine? 

Armstrong: The 50, 000 gallon or less rule applies here. 

Craw: I concur with my neighbor that there are flaws and factual inaccuracies in this application. 

The staff report says there will be no increased safety concerns with increased traffic. This is a 

gravel road that is steep in places, has blind corners and is travelled by farm vehicles. I think that 

would significantly increase safety concerns. We walk these roads; increased traffic can be a 

danger. It is factually incorrect stating most people would use road to the east instead of gravel 

road, when the road to the east is the graveled road. I am concerned about water, but I understand 

this is not under your jurisdiction. It seems you cannot make the amount of wine proposed using 

one well. My well often goes dry in the summer; I think this is a significant concern. Who 

moderates the water usage? I would like to hear the mitigation strategies the applicant has.  

Armstrong: What do you do when your well goes dry?  

Craw: We store water and use the stored water until the well refills.  

Sherwood: Does your neighbors’ well run dry? 

Craw: I don’t know. 

Ehry: Do you harvest rain water? 

Craw: We do not, we should look into it. 

Sherwood: This property has grapes on it now? 

Craw: There are about 15 acres of grapes now; they took out about 3 acres to make room for 

tasting room. 

Martin Craw, 18265 NE Fairview Dr, Dundee: I have concerns about the water as well. What 

kind of environment review is being done about the water issue? Also to reiterate: that gravel 

road is extremely dangerous. I don’t even like to drive my old Jeep on it, and there are 

pedestrians that frequently use it. 

Abrams: There are lots of gravel roads in the county; is it the width of this road that makes it 

dangerous? 

Martin Craw: It is width, there are blind corners, and it uneven. Two buses couldn’t pass on this 

road. 

Dan Bechtold, PO Box 160, Dundee: I am on Dundee Rural Fire Board. Besides the water I am 

concerned about fire hazard. The gravel road is the shortest way to get to that area if there is a 
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fire, but it is so bad the Fire Department goes the paved way because it is safer. Chief Stock from 

Dundee fire was going to contact you. 

Armstrong: Your place is close to forest. 

Bechtold: I have 20 acres of timberland. 

Armstrong: What about firebreaks around your house? The trees are right up to it. 

Bechtold: I have a primary fire break but not a secondary. 

Armstrong: Do you sprinkle your house? 

Bechtold: No. 

Abrams: I understand there are other wineries in the area, Tori Mor and Lang?  

Bechtold: They are on a different ground water system. 

Abrams: Do they create much traffic? 

Bechtold: Not really, but the road is paved.  

Public Agency Reports: 

Public works replied they have no conflicts of interest. 

Matt: We did not here from Chief Stock of the Dundee Rural Fire Department. 

Rebuttal:  

Grenell: Water to make wine: it takes us 7 gallons to make one gallon of wine at Erath. At Canoe 

Ridge in WA, we are at a 1:1 ratio. Water conservation is a huge thing for us. It costs money to 

get rid of dirty water, so conservation is important to us. Peak production we can use up to 7000 

gal per day, but it could be 1000 a day. 

Armstrong: The limit in this groundwater area is 5000 gallons a day. 

Grenell: We are aware, and we know can’t store it for use on another day if we do not use the 

daily allotment. 

Albrich: Our plan is to pursue a permit from Oregon Water Resources Department for additional 

water usage if needed. If this is filed there will be a full environmental impact report and public 

comment period.  

Armstrong: Are you aware of how this is conducted? 

Albrich: You file an application and they assign it to someone who prepares a report using 

hydrological reports and well logs. 

Sherwood: Do you have to irrigate the grapes?  



 

Yamhill County Planning Commission Minutes – October 4, 2018 - Page 5 
 

Grenell: The grapes we have now are not irrigated; we just use water to make wine. 

Armstrong: Have you driven this road? 

Albrich: I have. 

Armstrong: Are the remarks you heard here justified? 

Albrich: I think they are a little overstated. Concern about safety is always a valid concern, but 

the traffic impact does consider people coming from both directions. 

Abrams: Any chance of getting together with the other wineries in the area to spray the road? 

Albrich: I am not sure, but there is always a chance. 

Ehry: What is the altitude? 

Albrich: About 1000 feet. 

Ehry: Is there only one type of variety of grape that grows over 800 feet? 

Grenell: We have many varieties that grow at over 800 feet elevation in Washington. 

Ehry: I have concerns about the pressure. I hope Yamhill County does not become a wine only 

county. 

Albrich: This is an established vineyard that was planted in 2004. We would like to close the 

record tonight. 

Bechtold: Are they planning on having concerts? 

Abrams: No, it is not ion their application. 

Staff Recommendation: 

Matt Vogt: I want to address the traffic study. Staff and public works studied the traffic report 

and found no issues. Based on the record staff recommends approval with the 16 conditions 

stated. There are permitted uses and conditional uses in this zone, and this is a permitted use. 

Ken Friday: In condition 14 the approval will expire in two years instead of one year if the use is 

not initiated. 

Armstrong closed the Public Hearing. 

Deliberation: 

Abrams: I understand surrounding property owners concerns, but this cat was let out of the bag a 

long time ago as far as criteria for wineries. I tend to agree with staff that it meets the 

requirements; I don’t see singling this winery out. 

Dunckel: I agree with staff, it is a permitted use; I don’t know what we can do. The traffic 

reports are confusing but I agree with staff. 
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Armstrong: I think if traffic becomes an issue the three wineries will have to address it in the 

future. 

Sherwood: I agree with staff, I don’t think the water will be an issue. 

Veatch: I concur with staff. I don’t know about traffic, but the report shows it was studied both 

ways. I am going to be in favor of it. 

Ehry: I don’t think we can do too much about it. 

Armstrong: We all sat on a panel that advised the state legislature about wineries. 

Ehry: I understand gravel roads and the dust issues, the pressure it puts on surrounding 

neighbors. Maybe the wineries would get together and help pave the roads.  

Armstrong: There are a lot of filbert orchards up there, those create significant amount of dust as 

well.  

Motion:   

Veatch motions to approve, Dunckel seconds 

Motion to approve the application passed 6-0. 

Other Business:  

Next month we have a hearing with Abbey Rd Farms. Tomorrow I am meeting with Joe Strunk 

who is possibly interested in joining the Planning Commission. Last year around this time we 

heard a solar docket on the Dramgoole land that was also denied by BOC. This decision was 

upheld by LUBA. I went on a tour of solar sites around Yamhill County today. The DeBenedetti 

docket was appealed to BOC. There is also a LUCS that was denied for a company that wanted 

to have a fill site and terra form the land, I denied it and that has now been appealed to the board 

of commissioners. At the same time they were asking for this, 900 lots were approved for 

development in Cornelius. A lot of times they scrape the lots before they build. I wasn’t sure the 

fill dirt they would be bringing in will necessarily be good for farm use. 

Hearing Adjourned 8:18 PM 


