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YAMHILL COUNTY PLANNING COMMISSION 
Thursday, November 1, 2018 - 7:00 p.m. 

Yamhill County Courthouse, Room 32 

535 NE Fifth Street 

McMinnville, Oregon 97128 

 

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

Marla Robison, Brett Veatch Absent: John Abrams Staff: Ken Friday, Lance Woods, Stephanie 

Curran 

 

Postponed approval of the Planning Commission minutes of October 4, 2018 until December 6, 

2018.  

 

QUASI-JUDICIAL PUBLIC HEARING:  

  

 

  DOCKET NO.: SDR-28-18 

  REQUEST:  A site design review for the conversion of an existing 

horse barn into a wine production (winery) and wine 

tasting room on a parcel that has at least 15 acres of 

vineyard planted on-site. 

  APPLICANT: Daniel and Sandra Wilkens, DBA Abbey Road Farms 

  OWNER:  SANDAN, LLC 

  TAX LOT:  3319-300 

  LOCATION:  10280 NE Oak Springs Farm Road, Carlton 

  ZONE:  EF-80, 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? Dan Armstrong familiar with the property. Also drove by last 

week to see what changes have been made. 

Ken Friday read the raise it or waive it statement. Stated Planning Department has already 

received a request in writing to leave the record open. 

Lance Woods presented the staff report. 

Proponent’s case:  

Elaine Aldrich: Davis Tremaine, 1300 SW 5
th

, Portland, representing owner: introduced team 

members. Owners bought property in 2017, two tax parcels comprise property. One primary 

residence on North side of property, referenced as the Barrel Room, secondary dwelling called 

the Ranch House. There is also a horse arena; also, converted grain silos that are used for the Bed 

and Breakfast, an event center, and other out buildings. There is now vineyard, approximately 20 

acres, onsite and produce production. B & B was approved in 2006 for 4 rooms; owner was 

renting out 5 rooms until the county received a complaint. The new owner applied for CUP to 
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allow renting 9 total guestrooms, including rooms in the Ranch House. This is pending; the 

owners are not taking reservations while waiting approval. Event center was permitted in 2002; it 

was transferred to current owner in 2017. Under CUP from 2002 the applicant is allowed one 

event per day, this was transferred to the new owners in 2017. The restaurant, Agrivino, has been 

onsite for three years. Complaints were raised that applicant exceeding privileges in conditional 

use permit. We have requested Agrivino operate in compliance and they are moving out of 

property by the end of 2018. We are seeking approval to convert the horse barn and arena into a 

winery. We are working on fixing up the building under an agricultural permit obtained last 

month. It will include a tasting room, lab, ADA bathrooms, waste processing, and fire 

suppression water, a waste water management system and storage. We concur with the staff 

report and staff findings. There is a condition in the staff report that limits agri-tourism events 

without further approval. We are not pursuing this at this time. Owners have planted acres of 

new vineyard, this fall (2018), to reduce water usage required for establishing the vines. 

Applicant had contracts to purchase grapes when he submitted this application, and now they are 

planted; 15 acres currently planted with up to 22 acres to be planted in near future. The activities 

allowed under the winery permit include following activities intended to market and sell your 

wine, so there are no caps in how many wine tastings, wine tours, wine maker dinners, open 

house, onsite commercial kitchen, as long as it does not over shadow farm activities. As for 

water supply: there are three wells on the property. We are operating under the ground water 

exemption of 5000/day for industrial/commercial use. Each well is metered, so we have been 

monitoring water usage for the last 5 months. The B&B used on average 180/gal per day over 

last 5 months, the event space averaged 260/gal/day, and the Ranch Rooms averaged 257 

gal/day. All of these are well within daily usage limits. Total usage for total property capped at 

5000/day and we are under that so we will have water to allocate for winery usage and wine 

production. We have a short term and long term plan for water. Irrigation will be minimal on 

new plantings; water will be purchased and trucked in if needed until they get water rights. Fire 

suppression water will be purchased and stored in tanks or bladders; we will be looking for 

permits through water authority to pump and store water. We will also collect rainwater from 

roofs to retention pond. The B &B is well below usage. There is sufficient water now in 

underground stores to start production but will be seeking pump and store permit. Regarding 

traffic: we did traffic counts, trip allocation, study shows road is adequate to accommodate cars 

at peak hours during events. We also have overflow parking plan. The access is off Oak Springs 

and Abbey road. Some of the access roads are 20 feet wide; all will be 20 wide before opening. 

We have reached out to neighbors, many in support, and have tried to address concerns that we 

have received from neighbors. We agree with conditions that staff recommended. We are 

proposing condition 16 to abate neighbor concerns, applicant would supply 10 mph speed signs 

and will do dust abatement. 

Armstrong: there are two access points on this property? 

Richard Brown, 239 NW 13
th

 Ave, Portland OR with Abbey Road Farm team discussed the two 

access points off Abbey Rd. and stated they will reconfigure the access point with a sharp turn. 

Lower left corner of property has vineyard worker access.  

Armstrong: which road would be marked 10 mph? 
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Brown: probably the middle road off Oak Springs Rd. 

Armstrong: so it would be 10 mph when you are on property? 

Albrecht: that is our intention. I would request exercising the 7, 7, 7 rule instead of continuing. 

Sterling Fox: 17429 NE Hillside Dr, Newberg. I have been contracted to install the vineyard on 

the property.  

Armstrong: how many acres? 

Fox: as of today 15 acres, 22 – 25 acres by the end of November, up to 40-42 by end of next 

year. 

Armstrong: how long do you need to irrigate? Irrigated vines produce faster. 

Fox: that is true 

Armstrong: how long to production if not irrigated. 

Fox: 3-4 years. With irrigation you could speed up production by a year. We expect to have 25% 

production by year 3, 50% by year 5. 

Armstrong: how much water? 

Fox: 20 gallons/vine/year if we have that much water; water is not a must have, but is helpful to 

prevent vine stress. 

Ehry: are you doing drip irrigation? 

Fox: yes 

Vetch: how many vines per acres 

Fox: 1554 vines per acre. 

Veatch: you are looking to get an establishment permit? 

Fox: yes 

Paul Ridgeway, 3100 Lone Oak Rd, McMinnville, OR: I have installed the drip irrigation system 

for the project. It is very well thought out. 

Armstrong: how often is the 5 year production permit not granted? 

Paul: not very often in this area. 

Michael Hagle: 3450 SE Locks Rd, I do heat and a/c in buildings. 18 year resident, seen lots of 

growth but nothing massive. The winery industry is important in this area, and I think this place 

is ideal with three access roads.  
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Hank Smith: 14657 Stag Hallow Rd: I live next to Four Graces, I have seen good and bad things, 

I think this winery is good for the economy it is good to see new ventures.  

Sherwood: what are the bad issues? 

Smith: noise, mostly machinery and chillers but I talked to them and they were good neighbors. 

The folks at Abbey Rd are good neighbors as well. Even before the place next to mine was a 

winery there was farming activity that was noisy. 

Mr. Mather Willow Ln, Lake Oswego: I was brought in to help get project going, have known 

owners for over 10 years. The new owners want to do everything right and have been working to 

come into compliance with other issues on the property. I helped put in the wells. Only one well 

is working, the other 2 are not online yet until we get DEQ approval after we get county 

approval. 

Armstrong: are you on a well? 

Tim Mather: no 

Armstrong: why did you put in 3 wells? 

Mather: we knew we needed more capacity and were told that was the way to go, so we can rest 

wells; we will also have collecting ponds that will collect rain water. 

Armstrong: I have a pond that drains 40 acres and is dry right now. I wouldn’t put too much store 

in your retention pond. 

Elaine: that is why we will be requesting a storage permit. 

Armstrong: that would make the people that live on the road nervous. 

Elaine: yes but water resources will do their own studies and they have an appeal process. 

Armstrong: but they don’t live there. 

Russell Mark, 510 NW Baker Creek Rd, and CEO of Juliette’s House: I’m here because we are 

vested in the health of this community. We are in great need of more event space. As I look at 

Abbey Rd Farm I am most impressed. I think it is not only beautiful but well thought out and can 

draw both the North and South part of the county together. I am interested in seeing this project 

move forward. 

Armstrong: so the folks already have a permit for the event center. 

Mark: It is to build out the arena that would serve a larger capacity with events. 

Albrecht: We are not requesting agri-tourism or other events for the winery, this non-profit 

would be facilitated by the existing CUP. 

Armstrong: when we have events out in the country, we are taking away from event center such 

as Evergreen museum, etc.  
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Ehry: what does Juliette’s House have to do with the event Center? 

Mark: we have events that raise funds and most of this money goes back into the community. 

Laura Fritz: 2008 NW Baker St, McMinnville: we were married at Abbey Rd Farm October 6, 

2018. My husband works in wine industry, I have lived here 10 years, and I shopped around for 

the perfect venue. Abbey Rd was incredible, they helped from the beginning. I am biased as I 

have friends that want to be married in the new building. 

Armstrong: who did you work with that was so helpful? 

Laura: primarily Kristen, also Michael. 

Opponent’s case:  

Katherine Jernstedt, Friends of Yamhill County, 8156 NE Mineral Springs Rd, Carlton: The 

applicant’s presentation continually uses ORS language, instead of the County Ordinance 

language. They made a reference on having no limit on quantity of wine made; it is capped at 

50000 gallons. This needs to be defined, as it takes 6 gals of water per bottle of wine made. 

Absent of condition that specifically limits their water usage, they can have significant impacts 

on the surrounding properties and owners. This is site design review, so we need to look at the 

site over all. Their water permission, they can divert 5000 gallons for a single use without a 

permit. They have the winery, the event center, fire suppression, that can use a lot of water. 

Angela Winery has permission to build right down the road. Across the road, the neighbors well 

went dry. Across from Abbey Road Farms, the Planning Department okayed a brewery and hop 

farm without concerns or conditions for water usage. I would also like to raise concerns about 

the size of the proposed building. Less than 1/3 of the overall footage is dedicated to winery and 

tasting room. There is another commercial kitchen, making this the third commercial kitchen on 

the property. There are 10 toilets and three urinals. This is going to be a potentially very active 

site. They are also years out from being near production. This is putting the cart ahead of the 

horse. This does not account for the in-suite bathrooms in the silo rooms, which advertise 

Jacuzzis. The water master says you can use 5000 gallons to go to one use. Is it going to the 

winery, the B & B, the Ranch House rooms? They have done extensive construction and 

advertising, before they have approval. I believe the grapes should be planted, not just promised. 

This hearing was postponed at applicant’s request; because as of October 4 they did not have a 

single vine planted. I don’t believe we should rush into this so someone can have a wedding 

indoors. This is EFU land, exclusive farm use, farm production for profit and money, not for 

creating a nice ambiance. I think it is unlikely that we will see 75% of the applicant’s income 

from farm production. I don’t think they are interested in learning about farming; they are in the 

hospitality business. In farming, you don’t plan a vision, choose a crop and hope it works. I 

found the outreach to the neighbors interesting, as they just had a SILO-bration that was by 

invite only. They have been advertising on social media for uses they do not have permission for. 

The “ranch house” was a farm dwelling that was then illegally rented out as a B&B. We need to 

address the current issues and take time to work out what is going on at this location now before 

granting them more permissions. 
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Sherwood: I can understand the need of release for people going to a winery; I believe they 

benefit the economy of this area.  

Jernstedt: I grew up on the farm, I have been through water shortages as a kid, and it is not fun. 

Grapes are a crop, but the event center is over the crop. Hauling crops into town to be process is 

a long tradition. 

Sherwood: I heard the old owner was more interested in the lodging aspect and not having a 

winery, the new owners seem to want to grow grapes. 

Armstrong: I agree with you that Yamhill County will rue the day when we have too many 

wineries. The sections of Yamhill code do not allow us to consider water concerns; it is not in 

our prevue. But it is our job to make sure all of the participants realizes what a vital resource this 

is. 

Jernstedt: it is not part of overall plan of SDR process? Who is responsible? 

Ken Friday: The Department of Water Resources. We put a requirement on a subdivision on 

capping the well and got a nasty letter from Water Resources stating that was not for us to 

determine.  

Jernstedt: what concerns me is Joel, the District Water Master, states that he doesn’t have time to 

look at hardly anything unless it is the most serious water concerns. I don’t think I’m wrong to 

ask county to supersede the state’s role.  

Ken Friday: We do have a proposed condition that applicant provides evidence of a water right, 

permit, or long term agreement to bring water in from another site.  

Jernstedt: I believe it is incumbent to the county to hold off on letting them resume construction 

as they don’t need the production facility for years, as the grapes are just planted. I have just 

started a conversation with Soil and Water Conservation district for environmental quality 

improvement project which allows groundwater to collect in a couple of spots; they said it will 

take a couple years to get through this process. Besides, it will take them years before they can 

process the newly planted grapes. 

Vetch: does Water Resources meter irrigation wells? 

Ken Friday: they don’t require it. 

Dunckel: they do require it in certain circumstances. 

Vetch: so we could make a recommend to water resources to meter a well and they could take it 

or leave it? 

Ken Friday: yes. 

Ilsa Perse, 5765 Mineral Springs Rd, Carlton: I am delighted to hear a water discussion because 

that is what I wanted to discuss. Years ago, a developer wanted to build houses on Abbey Rd, I 

submitted a comment was that part of Abbey Rd is historically low. In 2011, I got a call from a 
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lawyer asking how I knew the water was low, when nobody else knew. My well went from 16 

gal per minute to 4 gpm. When you pull up a lot of groundwater, you are taking it from 

somewhere else. I was pleased to how much thought the applicant has put into the water 

situation. This project seems ahead of itself. Right now there are no grapes, one day there will be 

but that is years in the future. I am not against wineries but now it seems like they all want event 

centers and weddings. 

Michael Turner, 11410 NE Bayliss Rd: I am one of the people that do not have water. I have to 

haul it into my house from my pick up. I have 2 wells, 1 gal/min, one ½ gal/min. I am a mile 

from this project. My concern is that they have all these wells, the plants have not even been in 

the ground for three weeks. What is going to happen in the summer? Their field is now all torn 

up. I am a person who lives close to their and don’t have any water. If they drill more wells, what 

is going to happen to my wells? 

Sherwood: we have an 800 feet well that serves 10 homes, we were fortunate. 

Turner: we are down more than 200 feet because that is where we found salt water. 

Armstrong: I thought you needed 6 gpm to get financing? 

Turner: I got financing through Valley Mortgage in Newberg. 

Michael Bayliss: 12220 NE Bayliss Rd, Carlton: I don’t have much to add, we have a hand dug 

well that goes dry but luckily we also have a spring. I don’t have a problem with the winery; I’m 

concerned with water usage. The event center takes up 2/3 of the building they are talking about 

and I don’t feel this belongs in this agricultural setting. My field is right across from the event 

center. They have the ability to have weddings 365 days a year. That is not farm use; that is 

taking advantage of the fact we have a beautiful valley and beautiful setting. Also, I did not 

receive any outreach from Abbey Rd Farms as they stated and I live three miles away. 

Ehry: Historically water is an issue 

Armstrong: do you have vineyards and make wood. 

Ehry: I have my wine made in Sherwood.  

Mike Bayliss, 12222 NE Bayliss Rd: my concern is traffic: Right now Oak Springs Rd. is a 

mess. There are ruts in it, and no rock on it. I know this is too late, but the event center should 

have never been approved, the secondary dwelling never should have been approved, and by 

Yamhill County Law the silos should be attached to a house. This makes me think that if you 

have enough money, you can do what you want. They are continuing work, even though they 

have received a stop work notice.  

Armstrong: the ruts you are describing north or south of Interval Rd? 

Mike: south. These roads cannot handle the traffic, they are narrow, and they are farming roads. 

Armstrong: I understand they will be using the road off Abbey Farm. 
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Mike: Right now that is not happening; it is coming off Abbey Rd onto Oak Spring Rd. The Silo-

bration they just had cars were parked unsafely everywhere. 

Ehry: I think we should consider 99W through Lafayette. We should consider this when thinking 

of an event center if we can’t even handle the problems in Lafayette. 

Linda Moore, Monks Gate Vineyard, 9500 Oak Springs Rd, Carlton: I am concerned about the 

grandfathered-in 365 events a year. Bayliss and I brought up the over-use to the county. Can they 

have 365 events a year? 

Armstrong: I didn’t see that in the testimony today 

Moore: it is in your packet 

Albrecht: that was under a previously approved CUP. 

Ken Friday: it is not under any sort of review. 

Moore: how do we get back to that? It should not have been grandfathered in; it should have 

ended with the previous owner. 

Ken Friday: there was another application made and approved under the new owners. All of the 

conditions were transferred to the new owners.  

Moore: our concern is that this will become a huge venue. 

Armstrong: tonight we cannot touch the event center at all. 

Ehry: Can she go back to fix this? 

Ken Friday: the new owners had to go through the process, public notice went out and nobody 

requested a hearing so the new owners were granted the same as the old owners. 

Armstrong: this is something we would not approve today. 

Ken Friday: you are right; this was before the winery laws and agri-tourism events. 

 

Public Agency Reports: 

Public Works: no conflicts 

Water Resources: permits is needed if they plan on using over specified amount, or if they divert 

water for irrigation 

Carlton Fire Department: lack of reference to water supply in case of fire, modification might 

need to be improved off Abbey Rd, height of building too great. 

Armstrong: he left that open ended on the height of the building. 

Lance: he talked to their architect and they reduced building by 6 height. 
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Rebuttal:  

Elaine: local code vs. ORS. Some of the code is outdated, ORS supersedes. Statutory 

construction only require vineyards be planted, not producing to gain approval. There is no 

requirement about proportionality of building for events center vs. production. Addressing water, 

we understand the concerns and sensitivities; it is an issue we all deal with. The PC has 

acknowledged jurisdictional split, condition 4 states we follow water laws. We provided all 

water uses on property, not just the winery and tasting room for transparency. Would like to add 

condition 17 that we supply annual water usage report to director for 5 years, and then he could 

make decision if we need to continue. Record requested to be left open. We would like PC to set 

limits on additional new evidence. Also, would like PC to initiate the 7-7-7 rule.  

Staff Recommendation: 

Ken Friday read proposed schedule: record open November 8, 2018 at 5 pm for all parties to 

submit written testimony or evidence; the record shall then be open until November 15, 2018 at 5 

pm for all parties to submit written rebuttal to what was submitted during the first open record 

period; the record shall then be open to the applicant only to submit final written rebuttal until 

11/29/18 at 5 pm, at that point the record shall be closed. The Planning Commission shall then 

reopen the hearing at 7:00 pm on December 6, 2018. 

Other Business: 

The Debenedetti application going to BOC; the Ste. Michelle application has been appealed and 

is going to BOC. We had an appeal for a SU to allow RV Parks in HC zone and that has been 

appealed to the board as well. You might hear SDR for RV Park. We are still waiting on 

Supreme Court decision on landfill. A solar denial got appealed to Court of Appeals. 

We have an application in from Joe Strunk for vacant Planning Commission chair. 

Hearing Adjourned 9:33 PM 


