
 

Referral 

Early Consultation 

 
Date:   August 12, 2016 
 
To:   Distribution List (See Attachment A) 
 
From:   Timothy Vertino, Assistant Planner, Planning and Community Development 
 
Subject:  REZONE APPLICATION NO. PLN2016-0066 – BRONCO WINE COMPANY 
 
Respond By:  August 30, 2016 

 
****PLEASE REVIEW REFERRAL PROCESS POLICY**** 

The Stanislaus County Department of Planning and Community Development is soliciting comments from 
responsible agencies under the Early Consultation process to determine: a) whether or not the project is 
subject to CEQA and b) if specific conditions should be placed upon project approval. 
 
Therefore, please contact this office by the response date if you have any comments pertaining to the proposal.  
Comments made identifying potential impacts should be as specific as possible and should be based on supporting 
data (e.g., traffic counts, expected pollutant levels, etc.).  Your comments should emphasize potential impacts in 
areas which your agency has expertise and/or jurisdictional responsibilities. 
 
These comments will assist our Department in preparing a staff report to present to the Planning Commission.  Those 
reports will contain our recommendations for approval or denial.  They will also contain recommended conditions to 
be required should the project be approved.  Therefore, please list any conditions that you wish to have included for 
presentation to the Commission as well as any other comments you may have.  Please return all comments and/or 
conditions as soon as possible or no later than the response date referenced above.  
 
Thank you for your cooperation.  Please call (209) 525-6330 if you have any questions. 

 
Applicant:  Bronco Wine Company 
 
Project Location: 6342 Bystrum Road, at the southeast corner of Bystrum and E. Keyes 

roads, west of State Highway 99, in the Ceres area. 
 
APN:   041-046-021 
 
Williamson Act 
Contract:  N/A 
 
General Plan:  AG (Agriculture) 
 
Current Zoning: PD (6) & PD (321) 
 
Project Description: Request to rezone the entire 117.9± acre parcel to a new Planned 
Development, to expand an existing wine manufacturing facility.  The project includes 14 
proposed buildings, totaling 1,462,186 square feet, which includes warehousing, office and 
administrative buildings, and an employee center.  The expansion also includes railroad access to 
Union Pacific Railroad by constructing two (2) rail spurs, which will minimize traffic impacts in 
surrounding areas.  All access to the project site will occur along Bystrum Road, and no new 
access will be created along E. Keyes Road.  Phase one of development will occur within five (5) 
years of project approval, while future phases will be built upon market demands. 
 
Full document with attachments available for viewing at: 

http://www.stancounty.com/planning/pl/act-projects.shtm  
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DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT 

 

1010 10
th

 Street, Suite 3400, Modesto, CA 95354 
Phone: 209.525.6330 Fax: 209.525.5911 

STRIVING TO BE THE BEST COUNTY IN AMERICA 



REZONE APPLICATION NO. PLN2016-0066 – BRONCO WINE COMPANY 
Attachment A 
 
Distribution List 

X 
CA DEPT OF CONSERVATION 
Land Resources  

 STAN CO ALUC 

X CA DEPT OF FISH & WILDLIFE  STAN CO ANIMAL SERVICES 

 CA DEPT OF FORESTRY (CAL FIRE) X STAN CO BUILDING PERMITS DIVISION 

X CA DEPT OF TRANSPORTATION DIST 10 X STAN CO CEO 

X CA OPR STATE CLEARINGHOUSE  STAN CO CSA 

X CA RWQCB CENTRAL VALLEY REGION X STAN CO DER 

 CA STATE LANDS COMMISSION X STAN CO ERC 

 CEMETERY DISTRICT X STAN CO FARM BUREAU 

 CENTRAL VALLEY FLOOD PROTECTION X STAN CO HAZARDOUS MATERIALS 

 CITY OF:  STAN CO PARKS & RECREATION 

 COMMUNITY SERVICES/SANITARY DIST X STAN CO PUBLIC WORKS 

X COOPERATIVE EXTENSION  STAN CO RISK MANAGEMENT 

 COUNTY OF: X STAN CO SHERIFF 

X FIRE PROTECTION DIST: KEYES FIRE X STAN CO SUPERVISOR DIST 2: CHIESA 

 HOSPITAL DIST:  X STAN COUNTY COUNSEL 

X IRRIGATION DIST: TURLOCK  StanCOG 

X MOSQUITO DIST: TURLOCK X STANISLAUS FIRE PREVENTION BUREAU 

X 
MOUNTIAN VALLEY EMERGENCY 
MEDICAL SERVICES 

X STANISLAUS LAFCO 

 MUNICIPAL ADVISORY COUNCIL:   SURROUNDING LAND OWNERS 
(on file w/the Clerk to the Board of Supervisors) 

X PACIFIC GAS & ELECTRIC X TELEPHONE COMPANY: AT&T 

 POSTMASTER:  TRIBAL CONTACTS 
(CA Government Code §65352.3) 

X RAILROAD: UNION PACIFIC  TUOLUMNE RIVER TRUST 

X SAN JOAQUIN VALLEY APCD  US ARMY CORPS OF ENGINEERS 

X SCHOOL DIST 1: CERES UNIFIED X US FISH & WILDLIFE 

 SCHOOL DIST 2: X US MILITARY (SB 1462) (7 agencies) 

 STAN ALLIANCE  USDA NRCS 

X STAN CO AG COMMISSIONER  WATER DIST: 
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STANISLAUS COUNTY 
CEQA REFERRAL RESPONSE FORM 

 
TO:  Stanislaus County Planning & Community Development 
  1010 10th Street, Suite 3400 
  Modesto, CA   95354 
 
FROM:             
 
SUBJECT: REZONE APPLICATION NO. PLN2016-0066 – BRONCO WINE COMPANY 
 
Based on this agencies particular field(s) of expertise, it is our position the above described 
project: 
 
   Will not have a significant effect on the environment. 
   May have a significant effect on the environment. 
   No Comments. 
 
Listed below are specific impacts which support our determination (e.g., traffic general, carrying 
capacity, soil types, air quality, etc.) – (attach additional sheet if necessary) 
 1. 
 2. 
 3. 
 4. 
Listed below are possible mitigation measures for the above-listed impacts: PLEASE BE SURE 
TO INCLUDE WHEN THE MITIGATION OR CONDITION NEEDS TO BE IMPLEMENTED 
(PRIOR TO RECORDING A MAP, PRIOR TO ISSUANCE OF A BUILDING PERMIT, ETC.): 
 1. 
 2. 
 3. 
 4. 
In addition, our agency has the following comments (attach additional sheets if necessary). 
 
 

 
 

 
 
Response prepared by: 
 
 
 
 

 Name     Title     Date 
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ENGINEERING

INCORPORATED

STRUCTURAL DESIGN AND CIVIL ENGINEERING

420 Downey Ave.  Modesto, CA 95354
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APN:041-046-003

APN:041-046-012
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KEYES ROAD

ENTRANCE "B"

BYSTRUM ROAD

ENTRANCE "A"

RAIL SPUR

ENTRANCE "C"

CURRENT

IN SEASON
(MID JULY-MID NOVEMBER)

DISTRIBUTION TYPE TRIPS PER DAY/ TRIPS PER WEEK ENTRANCE

SHIPPING TRUCKS 14/ 99 A

TANKER TRUCKS 34/ 230 A

GRAPE TRUCKS 105/ 735 B

POMACE TRUCKS 23/ 163 B

DELIVERY TRUCKS 7/ 49 A

RAIL CARS 0/ 0 C

OUT OF SEASON
(MID NOVEMBER-MID JULY)

DISTRIBUTION TYPE TRIPS PER DAY/ TRIPS PER WEEK ENTRANCE

SHIPPING TRUCKS 14/ 99 A

TANKER TRUCKS 34/ 230 B

DELIVERY TRUCKS 7/ 49 A

RAIL CARS 0/ 0 C

TRUCK TRIPS TOTAL: 35371 PER YEAR

PHASE 1 EXPANSION

IN SEASON
(MID JULY-MID NOVEMBER)

DISTRIBUTION TYPE TRIPS PER DAY/ TRIPS PER WEEK ENTRANCE

SHIPPING TRUCKS 14/ 99 A

TANKER TRUCKS 34/ 230 A

GRAPE TRUCKS 105/ 735 B

POMACE TRUCKS 23/ 163 B

DELIVERY TRUCKS 7/ 49 A

RAIL CARS 2/ 8 C

OUT OF SEASON
(MID NOVEMBER-MID JULY)

DISTRIBUTION TYPE TRIPS PER DAY/ TRIPS PER WEEK ENTRANCE

SHIPPING TRUCKS 14/ 99 A

TANKER TRUCKS 34/ 230 B

DELIVERY TRUCKS 7/ 49 A

RAIL CARS 2/ 8 C

TRUCK TRIPS TOTAL: 35371 PER YEAR

TRUCK TRIPS SAVED

BY RAIL CARS:

1248 PER YEAR

% INCREASE W/ RAIL

CARS**

0%

% INCREASE W/O RAIL

CARS***

4%

% CARBON FOOTPRINT

SAVINGS:

4%

FULL BUILDOUT

IN SEASON
(MID JULY-MID NOVEMBER)

DISTRIBUTION TYPE TRIPS PER DAY/ TRIPS PER WEEK ENTRANCE

SHIPPING TRUCKS 39/ 199 A

TANKER TRUCKS 34/ 230 A

GRAPE TRUCKS 105/ 735 B

POMACE TRUCKS 23/ 163 B

DELIVERY TRUCKS 7/ 49 A

RAIL CARS 5/ 20 C

OUT OF SEASON
(MID NOVEMBER-MID JULY)

DISTRIBUTION TYPE TRIPS PER DAY/ TRIPS PER WEEK ENTRANCE

SHIPPING TRUCKS 39/ 199 A

TANKER TRUCKS 34/ 230 B

DELIVERY TRUCKS 7/ 49 A

RAIL CARS 5/ 20 C

TRUCK TRIPS TOTAL: 40571 PER YEAR

TRUCK TRIPS SAVED

BY RAIL CARS:

3120 PER YEAR

% INCREASE OVER

CURRENT**

15%

% INCREASE W/O RAIL

CARS***

24%

% CARBON FOOTPRINT

SAVINGS:

9%

FIRE LANE LEGEND

COLOR PHASE

20' WIDE MIN. FIRE LANE

TO REMAIN ALL PHASES

20' WIDE MIN. FIRE LANE

PHASE 1

20' WIDE MIN. FIRE LANE

ADDED IN PHASE 2

20' WIDE MIN. FIRE LANE

ADDED IN PHASE 3

20' WIDE MIN. FIRE LANE

ADDED IN PHASE 4

* AVERAGE RAIL CAR = 3 TRUCK TRIPS

** % INCREASE OF PROJECTED TRUCK TRAFFIC OVER

CURRENT TRIPS

*** % INCREASE OF PROJECTED TRUCK TRAFFIC OVER

CURRENT TRIPS (IF NO RAIL CARS ARE USED)
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General Project Summary 

Bronco Wine Company (BWC) is located at 342 Bystrum Road, further identified as Parcel No. 041-046-021.  This 

Rezone application proposes to change the existing Planned Development (PD6 and PD321) zoning of the 117.93 acre 

parcel to a new Planned Development (P-D) zone.  The hours of operation for the winery are Monday-Friday, 24 hours a 

day year round and additionally Sunday-Saturday 24 hours per day during seasonal months.  There are currently 396 

employees year round with an additional 90 employees during seasonal months, for a total of 486 employees maximum.  

See attached exhibit “B” for maximum numbers of employees on site in a shift.  At full buildout there will be 

approximately 426 employees regularly and 516 employees seasonally. 

There are fourteen (14) proposed and future buildings:  1 proposed warehouse at 120,000 square feet (housing 10 

truck docks), 3 future warehouses at 120,000 square feet each (one of which will also house 10 future truck docks), 3 

future warehouses at 44,843 square feet each, 1 future office building at 13,000 square feet, 1 future office building at 

38,000 square feet, 1 future employee center (commercial kitchen / cafeteria / conference area) at 10,300 square feet, 1 

future 2,264 square foot pavilion (shade structure), 1 future 3 story administration building at 30,000 square feet, 1 

future 2 story employee center at 20,000 square feet, and 1 future filter storage building at 16,000 square feet.  A storm 

water drainage basin will be constructed along the site’s northeastern property line. 

The general purpose of this rezone is to allow construction of new warehouses with railroad access so that market 

driven increased volumes of product can be shipped with a decreased carbon footprint.  One of the rail cars used 

replaces 3 truck trips, so with 20 rail trips a week in full buildout the truck traffic is being reduced by 60 trips a week.  For 

increase percentages showing the predicted benefit of the rail distribution center, see Exhibit “A”. 

The Union Pacific Railroad has been involved in approving a rail plan that will minimize the train impact on Keyes 

Road and nearby driveways.  For this reason, two rail spurs have been designed.  The intended process is as follows: (1) 

loaded cars will be waiting on the eastern spur.  (2) The train will come from the north, moving south until it is past the 

spur switch.  (3) The train will back into the eastern spur (moving to the north) to pick up loaded cars, (4) move south 

until it is past the spur switch, and then (5) back into the western spur (moving to the north) to drop off the loaded cars. 

(6) The train will then move south of the spur switch again, in order to (7) back into the eastern spur to drop off empty 

cars. (8) The train will then head south to Turlock in order to turn around.  On its return trip north, the train will (9) back 

into the western spur from the north entrance in order to pick up the loaded cars.  From this point, (10) the train 

continues on its return trip north with the loaded cars.  The statement has been made by the rail designers that the train 

engineers will be as courteous as possible, by pulling clear of Keyes road and nearby driveways throughout this process if 

any large backups are seen.  The increased volume of product will cause negligible increases in truck traffic (see attached 

exhibit “A”) in full buildout. 

Project Phasing & Development Schedule 

The first phase of development is to include 1 warehouse and the 2 rail spurs.  Phase 1 construction will begin within 

5 years of project approval.  All other structures will be constructed according to market demand.  The footprints for the 

future buildings will be reserved with designs to be reviewed as needed at a later date; therefore, the development 

schedule needs to be as open as possible.  The existing parking lot will remain as is, as the current size is adequate (see 

attached exhibit “B”).  However, for convenience’s sake, a small parking lot will be added near the employee center. 

The site plan shows a parcel owned by Union Pacific Railroad to the northwest of Parcel No. 041-046-021 as well as a 

ROW for TID.  Warehouses that are shown on the site plan as encroaching on these areas will address the property line 

issues at the time of submittal.  The solutions will be one of three options: (1) the property in question will be purchased 
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and merged with Parcel No. 041-046-021. (2) Arrangements will be made with TID to abandon the ROW or (3) The 

warehouses will be resized so as to not encroach on these areas.  Solution #1 is already in the process of negotiations 

with UPR. 

Agricultural Buffer 

As each phase is constructed, the existing agricultural buffer will be extended along the adjacent northern property 

line.  At full buildout, the agricultural buffer or landscaping will extend along all property lines.  Security fences will be 

added around the winery buildings as needed, and will be completed at full buildout with security fencing along all 

property lines. 

Fire Lanes & Plant Access 

Previous Rezone application plans included a 14,400 square foot administration office and a 14,400 square foot sales 

office.  Resulting Development Standards required installation of an acceleration/deceleration lane.  This Rezone 

application was allowed to expire because these two components were never completed, largely due to the difficulties 

involved with the acceleration/deceleration lane.  There were difficulties in acquiring the additional property required, 

as well as road geometry conflicts with the nearby Keyes Road railroad crossing. 

The previously approved Rezone proposal located the administration office on the northern portion of the parcel.  

The current proposal has resized and relocated the conceptual administration office to the southern portion of the 

parcel.  It should be noted that the currently proposed administration office is not intended to house large numbers of 

additional office staff.  While a few additional positions may be added, it is largely intended to redistribute and 

reorganize existing offices.   

The previously approved Rezone showed several roads off Keyes Road for winery use: (1) the main entrance, (2) the 

existing fire access road along the eastern property line being converted into an employee entrance, and (3) the existing 

15’ wide driveway to an existing building.  Since the current proposal locates the administration office in an area easily 

accessed from the existing plant entrance on Bystrum Road, the previously approved road #1 can be removed from the 

project scope.  The current proposal shows the existing gravel fire access road to the existing fire water tank (previously 

approved road #2) remaining in use as a fire access road.  The building that driveway #3 is servicing is now vacant.  

When the vacant building is demolished in a future phase, the driveway will be abandoned.  Until then, the driveway will 

never be used for emergency plant access.  It is possible that market circumstances may eventually require plant access 

from Keyes Road.  At that time, BWC will apply for an encroachment permit that includes design for an 

acceleration/deceleration lane. 

The general emergency access for Phase 1 will be located from the plant entrance off Bystrum Road as well as from 

the existing gravel road #2 off Keyes Road.  A fire access loop will be provided around each group of buildings to ensure 

that all sides of the building are accessible to fire trucks.  The fire access road will be located as close as possible to the 

northern wall of the warehouse in order to preserve as many grape vines as possible.  During construction of each future 

phase, the fire lane will be shifted north (see exhibit “A”). 


	1 - EC
	2 - Maps
	3 - Enlarged Site Plan
	4 - Site Plan
	5 - Phasing Map
	6 - Enlarged Rail Plan
	7 - Elevations
	8 - App
	9 - Project Description



