YAMHILL COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT
REMAND STAFF REPORT

DATE: August 14, 2025

DOCKET NO.: C-14-23 & C-15-23*

REQUESTS: C-14-23: A conditional use request for the operation of a commercial activity
in conjunction with farm use to allow the tasting of locally produced wine and
the sale of locally produced wine, beer, and other malt beverages, and cider at
the existing approved onsite farmstand.

C-15-23: A conditional use request for the operation of a commercial activity
in conjunction with farm use to allow the sale of locally produced wine, beer,
cider, and other malt beverages at the existing onsite farmstand. The
farmstand was approved on June 20, 2023, by Docket SDR-12-23.

APPLICANT: C-14-23: Carlton Hub, LLC
C-15-23: Ground 152, LLC

OWNERS: C-14-23: Carlton Hub, LLC
C-15-23: 15660 Ground, LLC

APPELLANTS: Friends of Yamhill County for both C-14-23 & C-15-23

TAX LOTS: C-14-23: 3409-00101
C-15-23: 3523-02400

LOCATIONS: C-14-23: 15713 Highway 47, Yamhill
C-15-23: 15250 NW Panther Creek Road, Carlton

ZONE: C-14-23: Exclusive Farm Use (EF-80) zone.

C-15-23: The subject parcel is split-zoned with the majority of the parcel
located in the EF-80, Exclusive Farm Use zone and a small portion

within the AF-20, Agriculture/Forestry Large Holding zone. The
farmstand is located in the EF-80 zoned area of the subject lot.

! Dockets C-14-23 & C-15-23 were combined and evaluated in a single hearing before the Board of Commissioners
that was held on January 25%, 2024. Both requests were subsequently approved by the county Board of
Commissioners, by Board Orders 24-26 and 24-27, respectively, and both Board approvals were subsequently
appealed to the Land Use Board of Appeals (LUBA). Due to the symmetry of these requests, LUBA evaluated both
requests and issued a remand for both requests because the appeals concerned substantially similar facts and legal
issues, and the Court of Appeals affirmed LUBA’s remand without opinion on both requests. For this reason, the
remand staff report has consolidated the background context for both Dockets due to the similarities of the
requests.
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CRITERIA: Sections 402.02(B), 402.04(G), 402.07(A), 1101, and 1202.02 of the Yamihill
County Zoning Ordinance (YCZO). Comprehensive Plan policies may also
be applicable.

FINDINGS:

A. Background Facts

1. The original background facts are found in Yambhill County Board Orders 24-26 and 24-
27, respectively, and are incorporated here by reference. The original decisions were
remanded by the Land Use Board of Appeals on June 25, 2024, as detailed in the attached
orders, LUBA No. 2024-008 and LUBA No. 2024-009. LUBA ordered a remand to the
county on the basis that the challenged decision does not include any conditions limiting
the sales of fermented beverages or any findings explaining the county’s conclusion that
the conditional commercial activity will be a secondary use that is in conjunction with the
primary use on the property, and that on remand the county must adopt findings
explaining that conclusion. On October 24, 2024, the Court of Appeals Affirmed
Without Opinion the remand by LUBA, Docket No. A184847. The Court of Appeals
Affirmation was appealed to the Oregon Supreme Court, and the Supreme Court declined
to review the opinions issued by LUBA and Court of Appeals. The Applicant submitted
a request for the county to review and address the remand issued by LUBA and affirmed
by Court of Appeals.

B. Ordinance Provisions

1. The remand order from LUBA identified the issues that need to be further addressed.
The public notice limited the hearing to accepting argument regarding only the issues that
formed the basis of the LUBA remand. The notice lists the following issue where
testimony will be accepted:

The issue regards testimony and evidence to develop findings or conditions that
demonstrate the proposed alcohol sales will be secondary and subordinate to the
preexisting farm stand and farm use occurring on the subject tracts:

The Board of Commissioners must:

1. Adopt findings that demonstrate the proposed alcohol sales will be secondary and
subordinate to the preexisting farm stand and farm uses.

2. Adopt conditions that impose limitations on the sale and service of fermented
beverages that ensure those commercial activities remain “subordinate” or
“secondary” to the preexisting farm use and farm stand use.

3. If the Board determines that the commercial uses cannot be made “subordinate”
or “secondary” to the preexisting farm use and farm stand use then the County
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may deny the requested commercial activity in conjunction with farm use to avoid
or litigate such conflicts.

4. Use such determinations as a basis for decision making.

PREVIOUS ACTION

The Board of Commissioners previously approved the requests, January 25, 2024, and adopted
Board Orders 24-26 and 24-27. The Board of Commissioners approval was appealed to the Land
Use Board of Appeals (LUBA) with final opinions issued on June 25, 2024, LUBA No.’s 2024-
008 and 2024-009, respectively.

STAFF RECOMMENDATION:

A staff recommendation will be provided after the receipt of testimony at the public hearing.
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