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DATE:  January 24, 2019, Board of Commissioners Hearing 

 

DOCKET NO.: SDR-28-18 

 

REQUEST: Appeal of a Planning Commission approval of a site design review for the 

conversion of an existing horse barn into a wine production facility (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. 

 

COMMENTS: Yamhill County Public Works: “We have reviewed the file and find no 

conflicts with our interest.” 

 Yamhill County Public Health:  No comments received to date. 

Carlton Rural Fire District:  See letter submitted on August 27th, 2018. 

Department of Agriculture:  No comments received to date. 

Soil and Water Conservation District (SWCD):  No comments received to 

date. 

Yamhill County Sanitarian:  No comments received to date. 

Water Master:  “The applicant proposes 15 acres of vineyard.  I would just 

like to inform the applicant a water right is required prior to diverting any 

water for commercial irrigation.  Further the use of well water up to 5,000 

gallons per day for single industrial or commercial development is exempt 

from needing a water right ORS 537.545.  If they need more than 5,000 

gallons per day they will need to obtain a water right.” 

MonksGate Vineyard, Rebecca Moore, 9500 NE Oak Springs Farm Road, 

Carlton:  Request for Hearing, submitted on August 28, 2018. 
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EXHIBITS:  

 

I. Staff Report 

II. Application 

 III. Public Notice  

 IV. Planning Commission Minutes 

 V. Decision Letter 

 VI. Appeal Application 

 VII. Public Agency Reports 

 VIII. Comments Received 

  

FINDINGS: 

 

A. Background Facts 

 

1. Lot Size:  Approximately 80 acres. 

 

2. Access:  The property has direct access to both NE Oak Springs Farm Road and NE Abbey 

Road.  Abbey Road is a paved and publicly maintained county road.  Oak Springs Farm 

Road is a graveled county road.  There are two existing access points along Oak Springs 

Farm Road, one of the access points is 45 feet in width and the second point will be 

widened to 20 feet.  There is an existing access from Abbey Road as well, and this 

driveway will be widened to 20 feet.  The applicant will be working with the County Road 

Department to add two additional access points to the property.  One of the new access 

points will be located northwest area of the property, along Oak Springs Farm Road, and 

the second will be located at the southeast end of the property, along Abbey Road.  The 

new driveway along Oak Springs Farm Road will be for vineyard access.  The new 

driveway along Abbey Road will be used for winery and tasting room visitors, vineyard 

access, business deliveries, and mobile bottling trucks.   

 

3. On-site Land Use and Zoning:   The applicant states that the property has been leased for 

grass seed and hay production for the last several years, and that this lease expires in 

September of 2018.  The applicant has also indicated that there are chickens and livestock 

located on the property.  The applicant has also identified three areas that will be planted 

with vegetables and noted as farm to table production, see Exhibit L2.0.  The applicant 

indicates that once the lease is expired that approximately 20 acres of Pinot Noir, Pinot 

Meunier, Gamay Noir, Chardonnay, Cabernet Franc, and Chenin Franc will be planted in 

October 2018.   The property has land use approval for the operation of a bed and 

breakfast, Dockets C-06-03 and C-19-17, as well as an event center on-site, Dockets C-02-

06 and C-20-17.  The applicant states that the wine production facility and tasting room 

will be located in a structure that has been used as a horse barn and riding arena. 
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4. Surrounding Land Use and Zoning:  The adjacent properties are all zoned for Exclusive 

Farm use, with EF-80 zoned parcels to the north, east, and west and EF-40 zoned parcels 

located to the south.  The adjacent parcel to the southeast hosts the Trappist Abbey of Our 

Lady of Guadalupe, and is partially zoned Public Assembly Institutional (PAI).  The 

surrounding parcels range in size from approximately nineteen (19) acres to over 900 acres.  

The parcels in the surrounding area are used for a mix of commercial agricultural uses, 

including vineyards, wine production, wine tasting rooms, grass seed and hay production, 

fruit and nut tree orchards, as well as livestock pasturage, amongst a number of other less 

prevalent farm uses.  There are also some properties in the area that appear to be dedicated 

to timber production as well as rural residential and farm uses.       

 

5. Water:  The applicant has indicated that water is provided from on-site wells.   

 

6. Sewage Disposal:  Provided by on-site septic system. 

 

7. Fire Protection:  Carlton Rural Fire Protection District. 

 

8. Previous Actions:  In 1979, a conditional use permit was approved for the operation of a 

stable and riding arena as a home occupation, Docket C-341-79.  Since that time the 

definition of farm use has expanded to include the training, boarding, and stabling of 

equines.  A secondary farm help dwelling was approved in 2003, Docket FD-04-03.  

Approval for the operation of a four (4) bedroom bed and breakfast was also approved in 

1993, Docket C-06-03; the bed and breakfast was approved for operation from two of the 

existing grain silos on-site once they had been modified for residential use and occupancy.1  

In 2003, approval was granted for the placement of two (2) signs not to measure any larger 

than 12 square feet each, Docket SP-07-03.  In 2006, a conditional use permit was 

approved for the hosting of gatherings and events for groups of less than 500 people, 

Docket C-02-06.2  In 2007, a conditional use permit was approved for a commercial 

activity in conjunction with farm use to operate a wine tasting room for the sale and 

promotion of local wines, Docket C-26-07.3  In 2017, the current property owners applied 

for a transfer of ownership of both the event center and the four (4) bedroom bed and 

                                                           
1 In 2018, a complaint was submitted stating that the bed and breakfast had expanded beyond the approved four 

bedrooms.  The complaint was sent to code enforcement and the applicant was notified of the need for additional 

land use approval.  The applicant has submitted a conditional use permit application (Docket C-34-18) to expand the 

number of rooms at the bed and breakfast.  The applicant is presently working on addressing the criteria to complete 

the application.  The approval or denial of the request to expand the bed and breakfast does not affect the application 

for the permitted use winery. 
2 In 2018, a complaint was also submitted asserting that the event center has been operated in violation of the 

conditions of approval.  The complaint states that the event center has been operating as a restaurant and promotes 

wines from outside the local agricultural area.  The complaint was sent to code enforcement and the applicant was 

notified.  The applicant has indicated that the chef working at Abbey Road Farms has not been allowed to extend the 

existing lease which will expire at the end of this year.  The chef working from the Abbey Road Farms is trying to 

relocate his business.  The code enforcement on the existing event center does not affect the approval or denial of 

the request for the permitted use winery. 
3 The conditional use approval for the operation of the wine tasting room was rescinded by the Planning Director on 

April 9th, 2009.  The previous owner and operator at the time indicated that the structure used as the tasting room 

would be used instead to host the events permitted pursuant to Docket C-02-06. 
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breakfast to be operated from two (2) of the existing grain silos, Dockets C-19-17 and C-

20-17.   

 

9. 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 does not 

lie within an airport overlay district.  

  

10. Explanation of the request:  The applicant is requesting site design review approval for the 

conversion of an existing horse barn into a wine production facility (winery) and wine 

tasting room on a parcel that has at least 15 acres of vineyard planted on-site.  The 

applicant has invested over $113,000.00 in several varietals of wine grapes that the 

applicant has indicated will be planted sometime in 2018, following the September 2018 

expiration of an existing lease on the property for the propagation and production of grass 

seed and hay on the applicant’s parcel.  

 

B.   Ordinance Provisions and Analysis 

 

    Section 402.02(H) of the Yamhill County Zoning Ordinance (YCZO) lists as a permitted use: 

 

H. Winery, as defined in Section 402.10, subject to Section 1101, Site Design Review. 

 

SENATE BILL 841 (ORS 215.452) 

 

Senate Bill 841 (SB 841) was passed into law by the legislature on June 28, 2013. This 

bill amended what is allowed for a permitted use winery. The applicable changes are as 

follows: 

  

(1) A winery may be established as a permitted use on land zoned for exclusive farm use 

under ORS 215.213(1)(p) and 215.283 (1)(n) or on land zoned for mixed farm and 

forest use if the winery produces wine with a maximum annual production of: 

     (a) Less than 50,000 gallons and: 

      (A) Owns an on-site vineyard of at least 15 acres; 

      (B) Owns a contiguous vineyard of at least 15 acres; 

(C) Has a long-term contract for the purchase of all of the grapes from at 

least 15 acres of a vineyard contiguous to the winery; or 

(D) Obtains grapes from any combination of subparagraph (A), (B) or (C) 

of this paragraph; or 

  

    (b) At least 50,000 gallons and the winery: 

      (A) Owns an on-site vineyard of at least 40 acres; 

      (B) Owns a contiguous vineyard of at least 40 acres; 

 (C) Has a long-term contract for the purchase of all of the grapes  from at 

least 40 acres of a vineyard contiguous to the winery;    

        (D) Owns an on-site vineyard of at least 15 acres on a 

     tract of at least 40 acres and owns at least 40 additional acres 
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     of vineyards in Oregon that are located within 15 miles of the 

     winery site; or  

(E) Obtains grapes from any combination of subparagraph (A), (B) (C) or 

(D) of this paragraph. 

       

 (2) In addition to producing and distributing wine, a winery established under this 

section may: 

   (a) Market and sell wine produced in conjunction with the winery. 

 

(b) Conduct operations that are directly related to the sale or marketing of wine 

produced in conjunction with the winery, including: 

(A) Wine tastings in a tasting room or other location on the premises 

occupied by the winery; 

      (B) Wine club activities; 

      (C) Winemaker luncheons and dinners; 

      (D) Winery and vineyard tours; 

(E) Meetings or business activities with winery suppliers, distributors, 

wholesale customers and wine-industry members; 

      (F) Winery staff activities; 

(G) Open house promotions of wine produced in conjunction with the 

winery; and 

(H) Similar activities conducted for the primary purpose of promoting 

wine produced in conjunction with the winery. 

 

 (c) Market and sell items directly related to the sale or promotion of wine 

produced in conjunction with the winery, the marketing and sale of which 

is incidental to on-site retail sale of wine, including food and beverages: 

(A) Required to be made available in conjunction with the consumption of 

wine on the premises by the Liquor Control Act or rules adopted 

under the Liquor Control Act; or 

(B) Served in conjunction with an activity authorized by paragraph (b), (d) 

or (e) of this subsection. 

    

(d) Carry out agri-tourism or other commercial events on the tract occupied by 

the winery subject to subsections (5), (6), (7) and (8) of this section. 

 

(e) Host charitable activities for which the winery does not charge a facility 

rental fee. 

   

(3) A winery may include on-site kitchen facilities licensed by the Oregon Health 

Authority under ORS 624.010 to 624.121 for the preparation of food and beverages 

described in subsection (2)(c) of this section. Food and beverage services authorized 

under subsection (2)(c) of this section may not utilize menu options or meal services 

that cause the kitchen facilities to function as a cafe or other dining establishment 

open to the public. 
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(4) The gross income of the winery from the sale of incidental items or services provided 

pursuant to subsection (2)(c) to (e) of this section may not exceed 25 percent of the 

gross income from the on-site retail sale of wine produced in conjunction with the 

winery. The gross income of a winery does not include income received by third 

parties unaffiliated with the winery. At the request of a local government with land 

use jurisdiction over the site of a winery, the winery shall submit to the local 

government a written statement that is prepared by a certified public accountant and 

certifies the compliance of the winery with this subsection for the previous tax year. 

 

 The applicant currently has no on-site wine grapes planted.  The applicant has submitted 

receipts substantiating the significant investment and purchase of a number of wine grape 

varietals to be planted on-site in autumn of 2018.  The applicant has indicated that there 

is a contract in place for the wine grape planting that will commence once the lease on 

the property for grass seed and hay production expires in September of 2018. The 

applicant states that the vines purchased are sufficient for establishing approximately 20 

acres, with an additional 15 acres planned for planting in autumn of 2019.  If approved, 

staff recommends a condition of approval that building permits shall not be issued for the 

change in occupancy for the conversion of the horse barn and arena to the wine 

production facility and tasting room until at least 15 acres of wine grapevines have been 

planted on the property.  If approved, and once the applicant has the 15+ acres of wine 

grapes planted, the applicant will be allowed an annual production of less than 50,000 

gallons of wine. The events listed in subsections (2)(a), (b), (c) and (e) may be carried out 

under this site design review application, however, the agri-tourism and other commercial 

events as allowed by subsection (2)(d) require an additional application and approval.   
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Figure 1:  An east-northeast view of the applicant’s proposed vineyard area, from NE Oak Springs Farm Road, the 
fields are currently in the planting process.  Photograph taken the evening of October 16th, 2018. 

C. Site Design Review 

 

1. Section 1101.02(A) of the YCZO governs site design review.  

 

Review of a site development plan shall be based upon consideration of the following: 

 

Section 1101.02(A)(1): Characteristics of adjoining and surrounding uses; 

 

 Regarding standard (1) above, the characteristics of adjoining and surrounding uses has 

been addressed in section A.4 of this report.   

 

2.   Section 1101.02(A)(2): Economic factors relating to the proposed use; 

 

 Regarding standard (2) above, the applicant indicates that approximately 20 acres of wine 

grapes will be planted in autumn of 2018, with an additional approximately 15 acres of 

vineyard planned for autumn of 2019.  The parcel frequently hosts winemaker dinners 

supporting local vineyards, wineries, and the local wine economy.  The applicant’s 

planned on-site vineyard and farm-to-table garden areas in conjunction with the proposed 

winery and tasting room indicate that the applicant is making a significant investment 
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towards ensuring the success of the proposed winery and tasting room and as a 

contributor to the county’s agricultural and tourism sectors of the economy.  The 

applicant indicates that, if approved, the winery and tasting room will generate additional 

employment opportunities.  There have been no economic challenges identified that may 

prevent the applicant from completing the proposed development.   

 

 
Figure 2:  An aerial view of the applicants property.  The structure identified as building “A” is the barn that the 

applicant is proposing to convert into the winery and tasting room; see Figure 3 and Figure 6 for a view of the status of 

the barn renovation.  The structure identified as building “B” is the location of the event space approved in Docket C-02-

06; this structure is the location of the restaurant under enforcement.  The structures identified as building “B” are the 

silos and stick-built addition that are used as the 4-guestroom bed and breakfast originally approved in Docket C-06-03, 

and subsequently modified in Dockets C-19-17 and C-34-18.  

 

3.  Section 1101.02(A)(3): Traffic safety, internal circulation and parking; 

 

 Regarding standard (3) above, the applicant states that in general, wineries do not 

generate sufficient levels of traffic to compromise traffic safety on local roadways.  

Planning staff requested the provision of a traffic analysis prior to processing the 

application.  The applicant hired a consulting agency to conduct the traffic analysis and 

conducted their traffic counts over a four (4) day period, from July 12th to July 15th, 2018.  

The traffic counts were collected on several sections of the Hendricks Road, Kuehne 

Road, and Abbey Road intersection.  Peak traffic volume for the intersection occurred on 

Friday, July 13th, between 4:00 and 5:00 p.m., with a count of 770 vehicles traversing that 
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intersection during that timeframe.  The applicant’s traffic engineer indicates that a total 

of eight (8) accidents have occurred at the intersection during the five year study period, 

from 2012 to 2016, and fortunately none of those accidents resulted in a fatality.  The 

applicant’s traffic engineer notes that there were a number of improvements made to the 

intersection in 2015, including the addition of shoulder bikeways, an adjustment to the 

left turn movement from Abbey Road to Hendricks Road, and the construction of a 

separate southbound left-turn lane which has significantly improved traffic sight lines 

thereby reducing the number of automobile accidents at this intersection.   

 

 The traffic engineer submitted an estimated number of trips that may be generated from 

the proposed winery on both a typical day as well as for a day when an event is hosted on 

the property.  The traffic engineer estimates the daily volume for the winery would 

average approximately 270 visits.  The traffic engineer conservatively estimates the 

approximate number of visits to the property on a day with an event at 542 visits.  If the 

requested winery and tasting room is approved and the traffic engineer’s estimates are 

accurate then traffic generated from visits to the applicant’s property will increase annual 

traffic to Abbey Road, Kuehne Road, and Hendricks Road by approximately 1%.  The 

traffic engineer estimates that the average delay for a vehicle turning on Hendricks Road 

from Abbey Road will increase by 10 seconds, for a day when events are hosted on the 

property and increase by one (1) second on a typical day.  This marginal increase in 

traffic at this intersection and along these roadways will have a minimal impact on the 

overall traffic of the area and will not stress the traffic capacity of the local roadways or 

of the Abbey Road, Kuehne Road, and Hendricks Road intersection.  The existing 

intersection conditions and the roadway capacities were measured using the ‘Synchro’ 

software package which utilizes the Transportation Board’s Highway Capacity Manual 

(HCM) methodologies.  Based upon the traffic engineer’s assessment a reasonable 

conclusion may be drawn that Abbey Road, Kuehne Road, and Hendricks Road can all 

adequately accommodate the increased traffic generated from the proposed winery and 

tasting room on peak traffic days.    

  

 The applicant has submitted a site plan that indicates the permanent parking areas for 

patrons and staff as well as an area to be reserved for overflow parking, please refer to 

Exhibits L2.1 and L2.2.  The applicant has indicated that there will be a total of 93 

parking spaces allocated for visitors to the winery and tasting room and that this number 

includes the temporary 60 overflow parking spaces for events.  The applicant plans to set 

aside fifteen (15) parking spaces for employees working at the winery and tasting room, 

twelve (12) parking spaces for the approved event space, as well as five (5) parking 

spaces reserved for guests staying at the approved bed and breakfast location, and an 

additional five (5) parking spaces reserved for the bed and breakfast employees.  The 

applicant’s plan identifies a total of 72 permanent parking spaces established for 

employees and patrons, with a temporary overflow parking area that would provide an 

additional 60 parking spaces for larger events.  For a wine tasting room, Section 1007.02 

(C) of the YCZO requires one space per 100 square feet of floor area, plus one space for 

each employee on maximum working shift.  The applicant’s proposed tasting room 

measures approximately 800 square feet.  The applicant’s proposed parking plan satisfies 
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the parking requirements for patrons visiting the parcel for the tasting room, the bed and 

breakfast, or the event center as well as providing adequate parking for the number of 

employees.    

 

 As discussed in section A.2. of this staff report, the property has multiple access points 

from both Abbey Road and Oak Springs Farm Road.  These access points are all a 

minimum of 20 feet wide and one of the driveways is 45 feet wide.  Two of these access 

points will provide primary access to the winery and tasting room, the bed and breakfast, 

and the event center.  The remaining access points will be used predominantly, but not 

necessarily exclusively, for maintenance of the vineyard and other farm uses on the 

property.  

 

 
Figure 3:  A view from the Oak Springs Farm Road entrance to the applicant’s property, looking to the east-

southeast.  The view of the barn is what the applicant has indicated will be the front entrance, if the winery and 

tasting room is approved.  The applicant is proposing the conversion of the graveled area in the center of the 

image to a circular driveway with ADA parking in the center.  Photograph taken on October 16th, 2018.   
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Figure 4:  A view of the entrance to the applicant’s property with access from Oak Springs Farm road, looking 

westward.  The applicant is proposing the conversion of the graveled area in the center of the image to a circular 

driveway with ADA parking in the center.  There will be additional parking, with room for 10 vehicles, along the 

split-rail fence.  Photograph taken on September 25th, 2018. 

 
Figure 5:  A view to the northwest, of the proposed overflow parking area, which will be located in the grassy 

field behind the split-rail fence.  The proposed overflow parking area is sufficient for approximately 60 vehicles.  

Photograph taken on September 25th, 2018. 
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4. Section 1101.02(A)(4): Provisions for adequate noise and/or visual buffering from 

noncompatible uses; 

 

 Regarding standard (4) above, ORS 215.452 requires establishment of a setback of at 

least 100 feet from the property lines for wineries and public gathering areas unless a 

variance is granted by the local government. The existing structure which the applicant 

has proposed to use as the winery and tasting room is setback approximately 110 feet 

from the nearest property line to the west.  The tasting room is adequately buffered, both 

visually and in terms of noise generation, from adjoining properties to the west by a 

number of mature Douglas Fir trees, an established nut orchard, and other vegetation 

planted along Oak Springs Farm Road.  The applicant has not indicated any plans to add 

any landscaped features around the winery and tasting room building.  If approved, staff 

recommends a condition of approval restricting outdoor amplified music or sound.  While 

farming activities on-site, i.e. growing and harvesting of grapes, will generate noise 

typical of farm uses, such noise is expected in the farm zone, is seasonal, and is 

compatible with surrounding uses.  

 

5. Section 1101.02(A)(5): Retention of existing natural features on site;  

 

 Regarding standard (5) above, no natural features will be disturbed beyond the areas 

necessary for retrofitting or modification to the existing structure to convert the space 

from a barn to a winery and tasting room.  There are no known significant natural 

features in the area of the proposed construction site.  

 

6. Section 1101.02(A)(6): Problems that may arise due to development within potential 

hazard areas. 

 

 Regarding standard (6) above, the property is not within the Floodplain Overlay District, 

and there are no apparent hazards associated with the property or area that may arise or 

be exacerbated by the applicant’s proposed establishment of a wine production facility 

and wine tasting room. 
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Figure 6:  View of the proposed winery and tasting room as demolition and renovation work is underway on the 

barn.  The overhang pictured in the foreground will lead to a landscaped lawn and garden area.  The area along 

the right-hand side of the photograph is the proposed location for the main entrance to the winery and tasting 

room.  View is looking to the southwest.  Photograph taken on September 25th, 2018. 

 

7. Section 1101.02(A)(7): Comments and/or recommendations of adjacent and vicinity 

property owners whose interests may be affected by the proposed use. 

 

 Regarding standard (7) above, on August 28th, 2018, a Request for Hearing was 

submitted by Ron, Linda and Rebecca Moore, the owners and operators of MonksGate 

Vineyard, as well as Mike and Drenda Bayliss, and Kathryn Jernstedt.  The appellants 

contend that the winery and tasting room should not be approved as there are no wine 

grapes currently planted on-site.  As stated in sections A. 3., B. 1., and C. 2. of this staff 

report the applicant has stated that, due to an existing grass seed lease in place that 

expires in September of 2018, approximately 20 acres of vineyard will be planted 

between October and November of 2018.  The applicant submitted receipts of purchase 

for a number of wine grape varietals as well as a contract for the planting of the wine 

grapes on-site.  The applicant states that an additional 15 acres of vineyard will be 

planted in autumn of 2019.  If approved, staff recommends a condition of approval that 

building permits are not issued for the winery and tasting room until at least 15 acres of 

vines have been planted on-site. 
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CONCLUSIONS FOR APPROVAL: 

 

1. The request is for a site design review for the conversion of an existing horse barn into a 

wine production facility (winery) and wine tasting room on a parcel that has at least 15 

acres of vineyard planted on-site.    

 

2. With conditions, the request complies with criteria listed in Sections 402.02(H), 

402.10(I), and 1101.02 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 402.02(H), 402.10(I), and 1101.02 of the Yamhill County Zoning 

Ordinance. 

 

2. The applicant has not sufficiently demonstrated that at least 15 acres of vineyard land will 

be planted on-site prior to construction of the winery and tasting room.  

 

RECOMMENDATION: 

 

A recommendation will be given after the receipt of testimony. 

 

If the Planning Commission decides to approve the use, the Planning Staff would recommend the 

following conditions be placed on any approval: 

 

1. The development shall substantially conform to the site map submitted with this 

application (see enclosures labeled “Exhibit L2.0” and “Exhibit L.2.1”). 

 

2. At least 15-acres of vineyard shall be planted on-site prior to issuance of building, 

plumbing, and electrical permits for the conversion of the agricultural building (horse 

barn and arena) to the wine production facility (winery) and tasting room operation of 

the facility. 

 

3. Prior to operation of the wine production (winery) and tasting room all required 

building, plumbing, and electrical permits and inspections shall be obtained from the 

Yamhill County Planning Department. 

 

4. Prior to issuance of building permits, the applicant shall provide evidence of a water 

right, permit, or long-term service agreement to bring in water from another site, or 

evidence shall be provided indicating the winery and tasting room will not exceed the 

allowable daily usage for a permit-exempt well under ORS 537.545. 
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5. Prior to issuance of building permits, the water supply and access shall be required to 

meet the Carlton Rural Fire Protection District standards and conditions. 

 

6. Prior to issuance of building permits, the applicant shall obtain authorization from the 

County Sanitarian for the tasting room to use the existing septic system, or shall receive 

approval for a new septic system to serve the use. 

 

7. Parking shall be established and permanently maintained as long as the tasting room is 

operating so that there is a minimum of one (1) parking space per 100 square feet of 

tasting room space plus one (1) parking space for each employee on maximum working 

shift pursuant to Section 1007 of the YCZO.  Parking shall not be permitted on the 

street or public right-of-way. 

 

8. The applicant shall obtain all permits required by the Department of Environmental 

Quality (DEQ), the Oregon Liquor Control Commission (OLCC), and the Oregon 

Department of Agriculture (ODA). 

 

9. “Agri-tourism or other commercial events” per subsection (2)(d) of ORS 215.452 are 

not authorized without additional approval. “Agri-tourism or other commercial events” 

include outdoor concerts for which admission is charged, educational, cultural, health 

or lifestyle events, facility rentals, celebratory gatherings and other events at which the 

promotion of wine produced in conjunction with the winery is a secondary purpose of 

the event. 

 

10. Pursuant to Section 1006.07 (A.) the use shall be allowed two signs, one on each 

frontage, or a single sign not to exceed forty-eight square feet in area, subject to permit 

approval. 

 

11. The use of outdoor amplified music or sound is not permitted. 

 

12. The winery shall produce no more than 50,000 gallons of wine annually. 

 

13. Prior to initiation of the operation, the landowner shall sign an affidavit acknowledging 

the following declaratory statement and record it in the deed and mortgage records for 

Yamhill County: 

 

AThe subject property is located in an area designated by Yamhill 

County for agricultural uses.  It is the county policy to protect agricul-

tural operations from conflicting land uses in such designated areas.  

Accepted agricultural practices in this area may create inconveniences 

for the owners or occupants of this property.  However, Yamhill County 

does not consider it the agricultural operator's responsibility to modify 

accepted practices to accommodate the owner or occupants of this 

property, with the exception of such operator's violation of state law.@ 
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14. This approval shall expire one year from the date of this letter unless the use has been 

initiated.  

 

15. The construction of any additional structures or modification to the footprint of existing 

structures, or change in use of the current structures shall require the submission and 

approval of a Site Design Review application. 

 

16. Modification of any of the above conditions requires approval under Section 1101.02 

of the Yamhill County Zoning Ordinance. Violation of any of the above conditions may 

result in revocation of the site design review permit with the process detailed in 

Sections 1101.06 and 1101.07 of the Yamhill County Zoning Ordinance. 

 

 



 

 

II. Application 

  











































































































































































































































































































































































 

 

III.  Public Notice 

  





 

 

IV.  Planning Commission Minutes 

  





























 

 

V. Decision Letter 

  



















 

 

VI. Appeal Application 

  







 

 

VII. Agency Reports 

  











 

 

VIII. Comments Received 
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