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YAMHILL COUNTY PLANNING COMMISSION 
Thursday, December 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, Dan Armstrong, 

Marla Robison   Absent: Marjorie Ehry, Brett Veatch Staff: Ken Friday, Lance Woods, Matt 

Vogt 

 

Approval of the Planning Commission minutes of October 4, 2018 and November 1, 2018. 

Halstead moved to approve the minutes. Sherwood seconded.  

 

QUASI-JUDICIAL PUBLIC HEARING:  

  

Docket SDR-28-18 was continued at the point of Staff Recommendation. 

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

 

 

  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 public hearing. 

Staff Recommendation by Lance Woods: We have one issue to clear up first. Kathryn Jernstedt 

submitted comments during the second open record period. Staff informed her that she had 

missed the first open record period. She submitted it anyway and the applicant’s attorney raised 

an objection that the submitted comments were not rebuttal. Upon reviewing the material, staff 

agrees that the material submitted is not rebuttal and should be rejected. Staff believes the 

commission should make a motion to reject the submittal. 

Dunckel: I don’t really care either way. It will go to the board anyway right? 

Friday: If they do a de novo hearing, yes. The Board almost always does do a de novo hearing. 

Armstrong: I don’t want this to set a precedent that we’ll wait around for anyone’s letter. 

Motion to reject submittal by Halstead, Sherwood seconded. Motion passes 6-0. 
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Woods: Water is an important issue and Yamhill County is very concerned about the use of 

groundwater. However, while staff appreciates the generous offer by the applicant to provide 

well water reports as a condition of approval, staff recommends that the condition not be placed 

on this application. The applicant has at least 15 acres of vineyard on-site and has otherwise met 

the criteria for a permitted use winery. Therefore staff recommends the application be approved 

with the attached conditions of approval. 

 

Deliberation:  

Halstead: The applicant submitted some other voluntary conditions of approval. Are those in 

here? 

Woods: They are. Staff has modified them a bit and the language that staff recommends is 

included in the materials before you. 

Armstrong: Most of the neighbors’ issues were related to water. But that’s out of our hands. We 

have this condition now that says they have to demonstrate they have a water right or their use is 

exempt. How do they demonstrate that? Do they put a monitor on? 

Friday: That’s one way they could do it. Or they could provide a detailed list of their uses and 

how much water it takes. They’ve already provided a pretty detailed list of what they’re using 

out there, some of the best information we have regarding water use to date. 

Robison: Do you not want them to prove this each year? 

Friday: We don’t really want them to have to do it each year for a variety of reasons. Should we 

start revocation proceedings if they forget and submit a week late? That seems a bit overkill. I 

really do want the information, I want to request it, but I don’t want it as a condition. 

Dunckel: Water resources could request that information any time I think. 

Abrams: Eventually they’ll have to meter them. More and more people are being required to 

meter. We don’t have to worry about it, but eventually the state will make them. 

Dunckel: Agree completely with staff. I don’t think we can deny it, it’s permitted. 

Abrams: I wasn’t here last time, but from what I’ve seen and heard I agree with staff. It’s a 

permitted use, there’s nothing here we can deny it on. 

Halstead: A lot of what I heard was not related to the criteria. I heard about an event center and 

other uses, but this application is for a winery and I agree with staff it should be approved. 

Sherwood: I agree with staff. I also think this will be a great addition to our county.  

Robison: I agree with staff. I think everything has pretty much been said. 
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Armstrong: I’m concerned about the scope, and if I was a neighbor. They can have events every 

day. It’s more like a resort with the B&B, events center, winery. I’m worried about how much is 

there and how they will compete with the places in Carlton who have to pay city property tax. 

Sherwood: Ken Wright can use some competition. 

Dunckel: The more wineries, the more business they do. I think this brings more money to those 

businesses in Carlton than it takes away. 

Sherwood: They have thousands of people at their events in Carlton. 

 

Motion: Halstead moves to approve the application with conditions, Robison seconds. Motion 

passes 6-0. 

Other Business:  

Friday: We have a new planning commissioner as of this morning, Joe Strunk. He is an attorney 

and is familiar with land use. Wanted to seek out an attorney to replace an attorney.  

Armstrong: So what happened with the Ste. Michelle application? Seemed like the main 

heartburn was traffic and the road conditions. 

Friday: John Phelan needed more time to submit comments regarding the road. He’s been in and 

out of surgery since an accident earlier this year. The road wasn’t thick enough for heavy traffic. 

Some safety concerns. Hearing continued from last week to this week. Letter from public works 

just came in yesterday. Substantial ask to improve the road, $1 million+ not including ROW 

acquisition and some other items. We can only extract roughly proportional expense from the 

applicant. We came up with some conditions, so did applicant. Tied to Ordinance 787. Approved 

application 3-0 with conceptual conditions that staff will work out over the next two weeks. They 

did adopt a condition regarding water monitoring/reporting. 

Armstrong: Was Todd Sadlo there? What did he say about that condition? 

Friday: He was, he didn’t really say anything about it, I think he was more worried about the 

road issues. I’m just worried if we do these conditions the perception will change that people 

think we can really regulate water when we can’t. 

Dunckel: With any new water right they have to do monitoring. 

(Further explanation and discussion ensued among staff and members of the Planning 

Commission regarding the Ste. Michelle application and other current planning issues.) 

Election of Officers 

(Election by secret ballot) 

Armstrong elected Chair 
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Halstead elected Vice Chair 

Hearing Adjourned PM 


