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..title 
PUBLIC HEARING to consider Use Permit for Application No. U-19-08 for the Bally Keal 
Project.  The Project would establish a new medium-sized winery, add a 6,000 square foot 
expansion to an existing building for a winery, distillery and tasting room, a future 6,000 square 
foot expansion to the south side of the building for equipment storage and convert an existing 
12,000 square foot building to establish a large Special Events Facility in association with the 
winery.  In addition, an existing 1,800 square foot building would be removed and rebuilt.    
 
The property is 79.29 acres in size, located at 4286 Suisan Valley Road, one mile southwest of 
the City of Fairfield.  The property is designated "A-SV-20" Agriculture-Suisun Valley Zoning 
District. (APN: 0027-030-010). The Planning Commission will also be considering adoption of a 
Mitigated Negative Declaration of Environmental Impact as recommended by the Solano County 
Department of Resource Management. (Project Planner: Kathy Pease, AICP, Contract Planner) 
 
..body 
Published Notice Required?     Yes __X__ No _ _    
Public Hearing Required?         Yes __X__ No _ _ 
 
DEPARTMENTAL RECOMMENDATION:  
 
The Department of Resource Management recommends that the Planning Commission: 

 
1.  Conduct a noticed public hearing to consider Use Permit Application No. U-19-08 for the 

Bally Keal Project to allow for a special events facility and expansion to an existing building 
to establish a winery, distillery and tasting rooms. 

 
2.  Adopt a resolution to adopt the Mitigated Negative Declaration and Approve Use Permit 

U-19-08 (Attachment A). 
 
SUMMARY:  
 
I. INTRODUCTION:  
 
The Planning Commission is being asked to consider the adoption of a Mitigated Negative 
Declaration and the approval of a Use Permit (U-19-08) for the Bally Keal Project to establish a 
medium-sized winery and distillery and establish a large Special Event Facility (more than 12 
events per year).  It is anticipated that the Special Event Facility would host weddings, community 
events, fund raisers, holiday events, educational and private gatherings.  The event facility would 
include a main event hall space, commercial kitchen, dressing rooms, rest rooms, storage and 
covered and uncovered seating areas.  The Project proposes 45 events per year, with up to 400 
persons per event.   
 
The Planning Commission, after the conduct of a public hearing on this matter, may choose one 
of the following options: 

1.  Approve, or conditionally approve, the use permit for the project, or 
2.  Deny the use permit, or 
3. Continue the hearing in order to obtain additional information. 

 
II.   PROJECT DESCRIPTION: 
 
The site has a General Plan Designation of Agriculture with a zoning designation of A‐SV‐20: 
Agricultural Suisun Valley ‐ 20 acres. The site is under a Williamson Act contract and is within the 
100-year flood plain. 
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Existing Uses 
The property is developed with a six-bedroom residence with indoor pool, a four-bedroom 
secondary residence, a large barn, a 24,000 square foot storage building, at least two City of 
Vallejo fire hydrants, and a vineyard in the Suisun Valley Agricultural area.   
The Project site has seven existing buildings: 

1. The original 1,600 square foot single family home near the southern entrance (“secondary 
dwelling unit”). 

2. An 1,800 square foot accessory metal structure (metal barn) east of the secondary 
dwelling unit that is used by the tenant for parking and storage.   

3. An 1,800 square foot metal building used for storage of tractors and vineyard equipment 
on the south side of the southern access road, east of the entrance gate. 

4. A 24,000 square foot metal warehouse located at the east end of the southern driveway 
that is used for tractors and vineyard equipment storage. 

5. A 12,000 square foot metal warehouse with a stucco exterior is located northeast of the 
private residence and east of the private garage that was used for storage in the past. 

6. An 8,000 square foot detached storage garage for the private residence which is accessed 
from the northern access road. 

7. A 22,000 square foot private residence (“primary dwelling unit”) completed in June 2000 
that is accessed from the northern access road and will continue to be used by the property 
owner 

 
Williamson Act 
The use of the site to establish a medium-sized winery and associated wine and distillery tasting, 
and Special Event Facility is in conformance with the Williamson Act contract.   
 
Proposed Project 
Although the vineyard is existing and surrounds the developed portion of the site, the Project 
would establish a new winery and Special Event Facility.  The Project would consist of repaving 
the southern driveway, conversion of an existing storage building to establish a Special Event 
Facility associated with the new winery, and addition/construction of new winery and distillery 
tasting rooms to an existing building, new parking areas, and landscaping for an outdoor dining 
area, as described below.   
 
Conversion of and addition to the 24,000 square foot existing metal building 
The project proposes to convert the 24,000 square foot storage building for the winery, distillery, 
and future brewery uses, which includes a 6,000 square foot addition facing the vineyards to the 
east for tasting rooms and a future 6,000 square foot farm equipment addition to the south side 
(“Winery Building”). 
 
The wine tasting room will be 1,468 square feet.  732 square feet will be for tax paid and bonded 
spirits storage and 476 square feet for mechanical equipment.  An additional 1,454 square feet 
would be for tax paid and bonded spirits storage located in the existing building.   
 
The wine processing facility includes the conversion of 11,700 square feet of the existing building; 
2,276 square feet of administrative offices, restroom and support spaces; 5,000 square feet of 
refrigerated tax paid and bonded wine storage, with the remaining 4,200 to be used for winery 
and vineyard management storage.   
 
The distillery tasting room would be 1,360 square feet with a second roofed outdoor patio to allow 
social distances standards in response to the Pandemic.  Distillery equipment will be shared with 
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the future brewery, which plans to use the distillery and winery as flavoring agents in their craft 
beers.   
 
The outdoor patio area would be 3,224 square feet.   
 
Existing 1,800 square foot Metal Building 
This building located on the south side of the south access road, east of the entrance gate will be 
demolished and replaced; a like-kind 1,800 square foot building will be relocated on the opposite 
side of the southern access road from its current location to be used for equipment storage.   
 
Wine/Distillery Production 
Total annual production of 90,000-gallons, with wine comprising most of the production, would 
classify the project as a medium winery under Solano County Zoning Regulations having a 
production capacity of less than 100,000 gallons annually.  Approximately 26,000 gallons of wine 
would originate from the project site.  Grape on-haul (bringing grapes for the winery from offsite 
locations) for the remaining 64,000 gallons would be approximately 600 tons.  Within the 90,000-
gallon production total, the facility would also produce a smaller amount of distilled grape-grain 
beverage such as Brandy, Grappa and Eau de vie.  Other distilled spirits may include Rum, 
Tequila, Japanese style Whiskey, Irish Whiskey, Moutai and Gin and craft beer in the future.  If 
demand is adequate, production for the distilled spirits is expected to be approximately 5,000 
gallons, though the total wine and distilled beverage production would remain at 90,000 gallons 
or less annually.   
 
The Applicant anticipates average visitation of approximately 60 weekday visitors and 100-
weekend day visitors.  The tasting room hours would be daily, from 11 a.m. until 5 p.m.  
Up to five full time employees will work on the property.   
 
Special Events Center 
The Project would convert an existing 12,000 square foot storage building to a large Special 
Events Facility.  The facility would host weddings, corporate and charity events, or other similar 
special events.  Events could also occur outdoors adjacent to the event building.  A bar space is 
proposed but it will not be an owner -licensed bar.  Instead, it will be available for use during 
special events for a licensed beverage caterer.  It is expected that up to 45 events would occur 
annually, with most events occurring between Thursday and Sunday. Of these 45 events, ten 
could have up to 100 people in attendance, 25 events could have up to 200 people and ten events 
could have up to 400 people.   
 
The wine and spirits tasting rooms and outdoor spaces will be available for use as part of the 
special events.  The Applicant originally proposed that the tasting rooms would remain open to 
the public during special events, but a condition of the traffic study recommends that public 
tastings be restricted during special events to reduce the number of vehicle trips.  This has been 
made a condition of the Project.  There would be a minimum of three employees onsite and up to 
five employees to run the tasting rooms and the winery/distillery. 
 
Events will be open to invitees only.  The outdoor lawn area would accommodate weddings and 
other tented events.  Live music is proposed, with both DJs and live bands being utilized. Per 
Condition of Approval No. 18, no outside equipment shall be brought in to reduce the potential for 
noise impacts. Amplified music will be directed toward the existing primary dwelling and event 
center, and will be supplied and controlled by the Applicant. The Project will be required to meet 
the Zoning Code noise standard of 65 dBA at the property line. 
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The Project does not involve any overnight stays at the private residence nor access to the private 
pool. 
 
All events are expected to occur between 10:00 a.m. and 10 p.m.  Consistent with County Code, 
all events shall start no sooner than 10:00 a.m. and end by 10:00 p.m. each day. Facility setup 
and cleanup shall be allowed between the hours of 8:00 a.m. to 11:00 p.m.  All guests are to be 
off the property by 10:30 p.m. 
 
Project Construction 
It is expected that construction associated with the expansion and renovation would be completed 
within three years of permit authorization.   
 
Access and Circulation 
The subject property has frontage on Suisun Valley Road between Rockville and Mankas Corner 
Roads.  Suisun Valley Road is a rural two-lane roadway with unimproved shoulders and no 
sidewalk or bicycle lanes.  Two access driveways serve the project site.  The northern driveway 
provides access to the main home, winery, event center and main parking lot.  The southern 
driveway provides access to the secondary residence.  This access will be improved and widened 
to 22 feet for emergency vehicles and as a second means of access to the parking lot, winery, 
and event center.  For large events, guests would enter from the north driveway and exit via the 
south driveway.  This one-way traffic pattern will avoid queuing on Suisun Valley Road and will 
provide additional onsite parking.   
 
A traffic study was completed by GHD, Inc., dated May 29, 2020, which looked at existing and 
plus Project conditions, and Cumulative conditions as well as vehicle access and turn lanes at 
the Project driveway.  The analysis determined that the project would not impact traffic level of 
service conditions based on the Solano County significance thresholds.  The traffic study 
indicated that the winery is typical sized and would not warrant a separate left-turn lane.  The 
winery volumes would not warrant a right-turn lane.  Event volumes would also not warrant a right-
turn lane.  Event volumes would be temporary.  The existing driveway design provides a wide 
turning radium which would facilitate inbound right turns.   
 
A focused Vehicle Miles Traveled (VMT) analysis was prepared by GHD March 12, 2021.  The 
winery/distillery is expected to generate 65 weekday trips and 95 weekend trips.  As mentioned 
previously a mitigation measure is included to limit public tastings during special events to reduce 
vehicle trips.  This is included in Condition No. 37.  
 
Parking 
A total of 168 parking spaces are proposed.  Parking will be provided in multiple areas of the site 
for event guests, staff and visitors.  The primary area will be paved and include 48 spaces between 
the proposed event center and the winery/distillery building.  Four additional parking spaces 
across from the parking lot, six parking spaces south of the Event Center, four parking spaces 
near the Event Center outdoor area and ten parking spaces adjacent of the Winery Building.  In 
addition, 77 parking spaces will be available along the gravel shoulder of the southern driveway.  
Parking is required at a ratio of one space for every 2.5 quests, therefore, 160 spaces are 
required. In addition, the traffic study indicated 161 spaces should be provided to accommodate 
special events.   The Applicant has indicated additional parking for large events would be 
additionally accommodated in the existing gravel RV parking area which would provide 19 
additional spaces, for a total of 168 spaces.  Condition No. 21 requires that 160 spaces be 
provided.  In addition, eight motorcycle spaces would be available at the west end of the Winery 
and 11 bicycle parking spaces will be available between the parking lot and Winery building.   
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Signs 
Proposed signs include one sign at each driveway and a third sign to identify the Bally Keal 
Vineyard.  Sign permitting will be required conforming to the requirements set forth in Section 
28.96 of the County Zoning Regulations.   
 
Infrastructure 
 
Stormwater 
The project site currently has approximately 175,650 square feet of impervious area.  The 
proposed project would increase the total impervious area by approximately 56,010 square feet 
with the addition of a parking lot and the 6,000 square foot addition.  The parking lot will be sloped 
toward the southeast allowing stormwater to runoff to the vineyards.  Therefore, a storm water 
detention pond is not proposed as the impervious area is located in the center of the site that is 
surrounded by vineyards.   
 
Water Supply - Potable 
The City of Vallejo provides domestic water service to the site.  The property has an existing 1.5-
inch meter and backflow prevention device.  Based on correspondence from the City of Vallejo it 
is likely that water service would need to be expanded to accommodate the converted facilities 
and their intended uses.  The property also contains two domestic potable water wells.   
 
Water Supply - Irrigation Water and Fire Suppression 
The Suisun-Solano Water Authority supplies water for irrigation and fire suppression.  Existing 
buildings constructed after 2008 have fire sprinkler systems that are served by an 8-inch water 
line that also supplies existing standpipes and two existing hydrants.   
 
Wastewater 
A permit was approved in January 2021 by the County to remove the existing grease interceptor 
and the two existing 1,800-gallon septic tanks and install a new updated waste collection and 
treatment system.  This work has been completed.  The wastewater will drain into holding tanks 
and be hauled away for disposal at Oakland’s wastewater treatment center.   

 
III.   ENVIRONMENTAL ANALYSIS 
 
The Department of Resource Management prepared a revised Initial Study and Mitigated 
Negative Declaration (IS/MND) (Attachment E) for the proposed project, which was noticed and 
available for public review and comment between July 7, 2021, through August 6, 2021.   The 
original MND circulated in May 7, 2021 to June 7, 2021. The current MND was prepared and 
recirculated to respond to comments from the California Fish and Wildlife Department which 
included new mitigation measures for potential sensitive species which have been included as 
conditions.  The Draft MND identified certain potentially significant impacts together with proposed 
mitigations to reduce the impacts to a less than significant level along with other impacts 
determined to be less than significant (See Attachment E): 
 
Since preparation of the MND the Applicant has made non-substantial refinements to the site plan 
to better respond to social distancing as a result of COVID protocols, including increasing outdoor 
spaces (see site plan dated December 2020).  Staff reviewed these changes and concurred that 
no new or substantially greater impacts would result from the changes, which are intended to 
respond to COVID protocols.   These changes do not significantly change the impacts identified 
in the MND.   
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No comments were received from the California Fish and Wildlife Department on this version of 
the MND and they indicated that their concerns have been addressed.  One comment letter 
(Attachment G) was received from Richard A Zimmerman dated August 6, 2021, commenting on 
the following impacts: 

1. Noise 
2. Stormwater 
3. Wastewater 
4. Traffic 
5. Williamson Act Compliance 

 
A response to each comment is found in Attachment H, Response to Comments and 
Supplemental Revisions to the Bally Keal Mitigated Negative Declaration, dated October 2021 
(Attachment F) include revisions to the Mitigation Negative Declaration.  None of the comments 
resulted in a need to recirculate the MND.  All impacts can be mitigated to a less than significant 
level.   
 
Additional emails were received in support of the Project and are included as correspondence.  

 
DISCUSSION: 
 
General Plan 
The property is designated as Agricultural by the 2008 Solano County General Plan which is 
intended to protect areas devoted to the practice of agriculture. Crop production and agricultural 
processing activities, including wineries, are consistent with this land use designation. The 
General Plan also identified this area as being within a special study area. As a result, the County 
subsequently undertook a planning effort for the Suisun Valley. 
 
Suisun Valley Strategic Plan and Zoning 
The Suisun Valley Strategic Plan was adopted by the County in 2010. The Plan designates this 
property as Agriculture. The Strategic Plan also included new zoning regulations for Suisun 
Valley. The subject property was rezoned to Agriculture-Suisun Valley (A-SV-20) District. The A-
SV-20 District permits Special Event Facilities with a use permit. The proposed event center is 
consistent with the standards established in the A-SV-20 District.  
 
A 2007 report that established the vision and economic innovation of Suisun Valley indicates that 
Suisun Valley is a unique farming region that supports profitable family farms and quality of life 
for all its residents. It is a destination for tourists seeking world class wine, identifiable Suisun 
Valley farm products and a beautiful agricultural landscape with no fallow land.  
 
The Special Event Facility and winery/distillery tasting rooms is consistent with the vision of the 
Strategic Plan by bringing additional tourists to Suisun Valley and providing economic 
opportunities.  The tasting rooms will allow visitors to purchase wine and distilled spirits that are 
grown/prepared onsite, which supports the agricultural use.  
 
Design Review 
While the project is not a designated Agricultural Tourist Center, the Project was compared 
against the Suisun Valley Strategic Plan Design Guidelines.  The Project is consistent with the 
Guidelines, in that the materials, roof forms and windows of all the buildings are complementary 
and consistent with the primary building. The design is Mediterranean in style with stucco walls 
and rounded roof tiles.    The Winery/Distillery and event center are clustered in the central portion 
of the site, surrounded by vineyards, which maintain the agricultural feel of the site. Landscaping 
trees mirror both sides of the driveways for spatial continuity and uniform canopy coverage.    
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Development Review Committee 
The project was referred to the Development Review Committee for Solano County. Comments 
were received from the Environmental Health, Public Works and Building and Safety Divisions. 
Their requirements have been incorporated into the conditions of approval (Attachment A). 
 
Outside Agency Review 
The project was referred to several outside agencies, including: 

1. Solano Irrigation District 
2. Cordelia Fire Protection District 
3. Fairfield-Suisun Unified School District 
4. Sonoma State University 
5. SF Regional Water Quality Control Board, 
6. California Fish and Wildlife Department 
7. Bay Area Air Quality Management District 
8. City of Vallejo 
 

Conclusion 
It is the conclusion of staff that the project as proposed is consistent with all applicable plans and 
policies of Solano County.  
 
RECOMMENDATION: 
 
The Department of Resource Management recommends that the Planning Commission: 
 
1. Conduct a noticed public hearing to consider Use Permit Application No. U-20-08 of Bally 

Keal Winery, to establish a new medium sized winery/distillery (100,000 gallons or less), 
and a large Special Event Facility for events up to 45 times a year and related winery uses 
located at 4286 Suisan Valley Road, and 

 
2.   Adopt a resolution to Adopt the Mitigated Negative Declaration including Supplemental 

Revisions dated October 2021 and Approve Use Permit U-19-08 (Attachment A). 
 
Findings 
Staff is recommending that the Planning Commission make the following findings in support of 
approving Use Permit U-19-08: 
 
1.  The establishment, maintenance or operation of the proposed use is in conformity with 

the County General Plan with regard to traffic circulation, population densities and 
distribution, and other aspects of the General Plan. 
Special events are permitted in the A-SV-20 district with a use permit. Wineries and 
distilleries, a form of agricultural processing, are uses considered consistent with the 
agriculture designation in the 2008 General Plan and the 2010 Suisun Valley Strategic Plan.  
Further, special events will bring agri-tourism opportunities and economic benefits to the area 
which is identified as a goal of the Suisun Valley Strategic Plan. 

 
2.   Adequate utilities, access roads, drainage and other necessary facilities have been or 

are being provided. 
The conditions of approval imposed by this use permit ensure that adequate roads, utility and 
drainage facilities will be constructed to meet the demands of the proposed winery complex. 
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3.  The subject use will not, under the circumstances of the particular case, constitute a 
nuisance or be detrimental to the health, safety, peace, morals, comfort or general 
welfare of persons residing or working in or passing through the neighborhood of 
such proposed use, or be detrimental or injurious to property and improvements in 
the neighborhood or to the general welfare of the County. 
As conditioned, the proposed winery will not constitute a nuisance to surrounding properties, 
nor will it be detrimental to the health, safety, or welfare of County residents. Adequate 
mitigation measures and conditions of approval have been incorporated into the project. 

 
Conditions of Approval 
Staff is recommending that the Planning Commission adopt a resolution approving Use Permit U-
19-08, including the Conditions of Approval in Attachment A. 
  
 
ATTACHMENTS: 
A - Resolution/Conditions of Approval 
B -  Vicinity Map 
C -  Aerial View 
D -  Site Plan 
E - Initial Study/Mitigated Negative Declaration (MND)  
F-  Supplemental Revisions to MND 
G -  Letter from Richard A. Zimmerman dated August 5, 2021 
H - Response to MND Comments 
I - Project info from Duane Morris 
J - Correspondence 
  
 



SOLANO COUNTY PLANNING COMMISSION 
RESOLUTION NO.  xxxx 

 
 
 WHEREAS, the Solano County Planning Commission has considered a Use Permit U-19-
08 for the Bally Keal Winery/Distillery and Event Facility including a 6,000 square expansion to 
an existing building to allow winery, distillery and tasting rooms, and to convert an existing building 
into a special events facility, and associated parking lot improvements, located at 4286 Suisun 
Valley Road, in an A-SV-20 Zoning District, APN 0027-030-010; and 

 
WHEREAS, The Commission has reviewed the report of the Department of Resource 

Management and heard testimony relative to the subject application at the duly noticed public 
hearing held on October 21, 2021; and 

 
WHEREAS, after due consideration, the Planning Commission has made the following 

findings in regard to said proposal: 
 
1. The establishment, maintenance, or operation of the proposed use is in 

conformity with the County General Plan with regard to traffic circulation, 
population density and distribution and other aspects of the General Plan.   
 
The use is consistent with the General Plan and the Suisun Valley Strategic Plan. The 
proposal is consistent with the Suisun Valley vision as a tourist destination for those 
seeking world class wine, by supporting agricultural tourism and economic 
development.  Wineries and distilleries are an allowed use in the zoning district and 
Special Event facilities are a conditionally permitted land use within the agricultural 
zoning district.  According to the traffic studies, the proposed use with mitigation would 
not result in a significant impact.   
 

2. Adequate utilities, access roads, drainage and other necessary facilities have 
been or are being provided.   
 
Vehicular access to the site will be from two driveways off of Suisun Valley Road 
(ingress and egress) during Special Events.  The site has existing electrical power, 
and the building plans will be reviewed and approved by the Solano County Building 
and Safety Division before a permit is issued.  Grading and drainage plans will be 
reviewed and approved by the Public Works Engineering Division.  The Solano 
Irrigation District supplies irrigation water to the site, and the City of Vallejo and/or 
onsite potable water wells will provide potable water supplies.  Onsite septic service 
will be provided of sufficient size to serve wastewater uses.   
 

3. The subject use will not, under the circumstances of the particular case, 
constitute a nuisance or be detrimental to the health, safety, peace, morals, 
comfort or general welfare of persons residing or working in or passing through 
the neighborhood of such proposed use, or be detrimental or injurious to 
property and improvements in the neighborhood or to the general welfare of the 
County.   
 
A Draft Initial Study and Mitigated Negative Declaration was prepared and circulated 
by the Department of Resource Management.  With mitigation, no potentially 
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significant adverse environmental impacts are likely to occur with this Project.  
Implementation of conditions of approval would prevent the Project from creating 
significant effects to persons residing or work in or passing through the neighborhood; 
nor would the conditioned project be detrimental or injurious to property and 
improvements in the neighborhood or to the general welfare of the County.   

 
BE IT, THEREFORE, RESOLVED, that the Planning Commission of the County of Solano 

does hereby approve Use Permit No. U-19-08 subject to the following recommended conditions 
of approval: 
 
CONDITIONS OF APPROVAL 
 
Administrative 
 

1. Land Use. The proposed land use shall be established and operated in accord with the 
application materials and development plans for Use Permit U-19-08 and as approved 
by the Solano County Planning Commission. 

 
This permit authorizes special events with up to 45 events per year, (10 events up to 100 
quests, 25 events up to 200 guests, and 10 events with up to 400 persons per event).  
Pursuant to Section 28.01 of the Solano County Zoning Regulations Special Events are 
defined as a facility offered for use by third parties for hire for the conduct of social 
gatherings or similar types of non-commercial events. 

 
The permit also authorizes the operation of the winery and distillery with associated tasting 
and tours.   

 
2. Revisions or Modifications in Land Use.  No additional land uses, activities for new or 

expanded buildings shall be established beyond those identified on the approved 
development plan and detailed within the project description without prior approval of a 
revision, amendment new use permit and subsequent environmental review.   

 
3. Indemnification.  By acceptance of this permit, the permittee and its successors in 

interest agree that the County of Solano, its officers and employees shall not be 
responsible for injuries to property or person arising from the issuance or exercise of this 
permit.  The permittee shall defend, indemnify and hold harmless the County of Solano, 
its officers and employees from all claims, liabilities, losses or legal actions arising from 
any such injuries.  The permittee shall reimburse the County for all legal costs and 
attorney’s fees related to litigation based on the issuance and /or interpretation of this 
permit.  This agreement is a covenant that runs with the land and shall be binding on all 
successors in interest of the permittee. 

 
4. The Project must comply with all applicable Solano County Zoning regulations and 

Building Code provisions and secure all required local, state, regional and federal permits 
required to operate. 

 
5. Failure to Comply.  Failure to comply with any of the conditions of approval or limitation 

set forth in this permit shall be cause for the revocation of the use permit and cessation 
of the permitted uses at the Permittee’s expense. 
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Special Events Facility  
 

6. Access.  The Special Events Facility shall be operated in compliance with the general 
requirements for public assembly uses. 

 
7. Food vendors.  The permittee shall be responsible for ensuring the event organizer and 

any food vendors utilized by the organizer secure food permits with the Environmental 
Health Division. 

 
8. Kitchen Facilities.  Any facilities used for the preparation, storage, handling, or service 

of food, beverages, or related equipment at events shall be permitted as a food facility by 
the Environmental Health Division.   

 
9. Overnight Lodging.  As permitted, the Special Event Facility does not include overnight 

lodging. 
 

10. Hours of Operation.  All events shall start no sooner than 10:00 a.m. and end by 10:00 
p.m. each day.  Facility setup and cleanup shall be allowed between the hours of 8:00 
a.m. and 11:000 p.m. All guest of an event shall be off the property by 10:30 p.m.   

 
11. Sign Permit.  The permittee shall secure and abide by the conditions of an issued sign 

permit for all commercial signage onsite. 
 

12. Business License.  The permittee shall secure and abide by the terms and conditions 
of a Business License issued by Solano County.  This approved Use Permit shall 
constitute as the “Zoning Clearance” necessary to file for the license.   

 
13. ABC License.  The permittee shall secure and abide by the terms and conditions of an 

ABC License for the scope of the proposed uses.   
 

14. The applicant will be required to strictly adhere to all California Department of Public 
Health Orders in effect at time of the start and for the duration of project operations. The 
applicant is advised to routinely check the CDPH website to ensure the most accurate 
and up to date Health Orders are adhered to. 
 
A link to the CDPH website is included here: 
https://www.cdph.ca.gov/Programs/CID/DCDC/Pages/Immunization/nCOV2019.aspx 
(California Department of Public Health website). 
 
The applicant will be required to strictly adhere to protocols to operate a safe event 
throughout the operational period by preventing the spread of Covid-19. Unannounced 
Environmental Health spot checks can occur by throughout the operational period. If 
violations are found, the County reserves the right to close the facility until it is deemed 
to be brought back into compliance with the project’s proposed Covid-19 plan. 

 
Operational Controls 
 

15. The Permittee shall take such measures as may be necessary or as may be required by 
the County to prevent offensive noise, lighting, dust or other impacts, which constitute a 
hazard or nuisance to motorist, persons of property in the surrounding areas.   

ATTACHMENT A
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16. The premises shall be maintained in a neat and orderly manner and kept free of 
accumulated debris and junk.   

 
17. Fugitive Dust.  Any access from unpaved dirt roads and with unpaved on-site access 

roads and parking areas shall control fugitive dust with water trucks, sprinkler system or 
other practices acceptable to the applicable air quality management district, in sufficient 
quantities to prevent airborne dust.   

18. Noise.   
 
a. Outdoor amplified sound shall not exceed 65 dBA LDN when measured at the 

property lines. 
b. No outside vendor noise/entertainment/public address equipment shall be brought in.  

Amplified equipment shall be provided onsite and controlled by the Applicant. 
 

19. Light and Glare.  Any outdoor lighting used during events shall be downcast and 
shielded so that neither the lamp nor the reflector interior surface is visible from any off-
site location.   

 
20. Odor.  The facility shall not cause objectionable odors on adjacent properties.   

 
21. Parking.  The Special Events Facility shall provide parking on-site to accommodate all 

guests (160 spaces).  No parking shall be allowed within any road right-of-way for 1,000 
feet in either direction of any access point or access located on the site.  The permittee 
shall place signs along the interior access ways and at 300-foot intervals on the 
applicant’s property along the road right-of-way indicating this parking restriction.  These 
signs shall be posted no earlier than the day before the event and shall be removed no 
later than the day following the event.   

 
 Parking shall be provided as follows.   

a. Onsite parking shall be located in an open area with a slope of ten percent or less, at 
a minimum ratio of one space per 2.5 attendees, on a lot free of combustible material.   

b. For Special Events of between 200 to 400 guests the permittee shall ensure a traffic 
coordinator is hired to direct traffic and ensure no parking in the right-of-way and no 
traffic ques on Suisun Valley Road.   

 
22. Sanitation: The permittee shall provide sanitation facilities approved by the 

Environmental Health Division of adequate capacity that are accessible to attendees and 
event staff including restrooms, refuse disposal receptacle, potable water and 
wastewater facilities. 

 
23. Setbacks:  The Special Events Facility shall be set back 100-feet from any property line 

and 200-feet from any residence on an adjoining parcel.   
 

24. Use of Existing Structures:  Existing structures used as part of a Special Events Facility 
shall comply and be permitted for commercial and public assembly occupancy and be in 
compliance with the Americans With Disabilities Act (ADA), where applicable.   

 
25. Insurance.  The operator of the Special Event Facility shall have commercial property 

insurance for the use.   
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Planning Division Conditions 
 

26. Production Reporting:  The winery operator shall report at the end of each calendar 
year to the Department of Resource Management, the total gallons of wine and spirits 
produced, in bulk and bottles combined, during the calendar year.  Such reporting may 
alternatively include proof of payment of the annual license renewal fee to the Department 
of Alcoholic Beverage Control (ABC), including the dollar amount of the fee paid.   

 
27. The proposed winery is subject to minimum development standards which are 

enumerated in Section 28.23.  The proposed winery/distillery shall be developed in 
compliance with the development standards enumerated in Table 28.23b and Table 
28.23C. 

 
28. Design Review.  Design Review as described in Section 28-103 of the Solano County 

Zoning Regulations, shall be required for all new construction requiring a building permit.  
  
Mitigation Measures 
 

29. Air-1; Implementation of Measures to Reduce Construction-Related Exhaust 
Emissions.  The Application shall be required to implement the following measures to 
reduce exhaust emissions from construction-related equipment: 

 
• Commercial electric power shall be provided to the Project site in adequate capacity 

to avoid or minimize the use of portable gas-powered electric generators and 
equipment.   

• Where feasible, equipment requiring the use of fossil fuels (e.g. diesel) shall be 
replaced or substituted with electrically driven equivalents (provided that they are not 
run via a portable generator set). 

• To the extent feasible, alternative fuels and emission controls shall be used to further 
reduce NOx and PM10 exhaust emissions.   

• Onsite equipment shall not be left idling when not in use. 
• The hours of operation of heavy-duty equipment and/or the amount of equipment in 

use at any one time shall be limited.   
• Construction shall be curtailed during periods of high ambient pollutant concentrations; 

this may involve ceasing construction activity during the peak hour of vehicular traffic 
on adjacent roadways or on Spare the Air Days.   

• Stage areas for heavy-duty construction equipment shall be located as far as possible 
from sensitive receptors. 

• Before construction contracts are issued, the Project Applicants shall perform a review 
of new technology in consultation with the Bay Area Air Quality Management District 
(BAAQMD), as it relates to heavy-duty equipment, to determine what (if any) advances 
in emission reductions are available for use and are economically feasible.  
Construction contract and bid specifications shall require contractors to utilize the 
available and economically feasible technology on an established percentage of 
equipment fleet.  It is anticipated that in the near future, both NOx and PM10 control 
equipment would be available.   

 
30.  AIR-2- Implementation of Measures to Reduce Fugitive PM10 Dust Emissions.  The 

Applicant shall implement the following measures to reduce fugitive PM10 dust 
emissions. 
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• Hydroseeding shall be used, or nontoxic soil stabilizers shall be applied to inactive 
construction areas (previous graded areas inactive for ten days or more). 

• Exposed stockpiles (e.g. dirt, sand) shall be enclosed, covered, or watered twice daily, 
or nontoxic soil binders shall be applied to such stockpiles. 

• Traffic speeds on unpaved roads shall be limited to 15 mph. 
• Sandbags or other erosion control measures shall be installed to prevent runoff of silt 

to public roadways.   
• Vegetation shall be replanted in disturbed areas as quickly as possible. 
• Wheel washers shall be installed on all existing trucks, or the tires or tracks of all trucks 

and equipment leaving the site shall be washed off. 
• Windbreaks shall be installed, or trees/vegetative windbreaks shall be planted at 

windward sides(s) of construction areas. 
• Excavation and grading activity shall be suspended when winds (instantaneous gusts) 

exceed 25 mph. 
• The area subject to excavation, grading or other construction activity at any one time 

shall be limited as necessary.   
 

31. GHG-1 Require Tier-3 Compliant Construction Equipment.  Equipment utilized during 
grading and construction shall meet Tier 3-standards of emission Control.   

 
32. BIO-1 Swainson’s Hawk Surveys.  If Project activities are schedule during the nesting 

season for Swainson’s hawks (March 1 to September 15), prior to beginning work on the 
Project, a qualified biologist shall conduct surveys according to the Recommended timing 
and methodology for Swainson’s Hawk Nesting Surveys in California’s Central Valley.  
Surveys shall be conducted: 1) within a minimum 0.5-mile radius of the Project site or a 
larger area if needed to identify potentially impacted active nests, and 2) for at least two 
survey periods immediately prior to initiating Project-related construction activities.  
Surveys shall occur annually for the duration of the Project.  If take of Swainson’s hawk 
cannot be avoided, the Project shall consult with the California Department Fish and 
Wildlife pursuant to the California Endangered Species Act and obtain an Incidental Take 
Permit.   

 
33. BIO 2A: Burrowing Owl Habitat Assessment, Surveys and Avoidance.  Prior to 

Project activities, a habitat assessment shall be performed consistent with CDFW 
protocol.  The habitat assessment shall extend at least 492 feet from the Project site 
boundary and include burrows and burrow surrogates.  If the habitat assessment 
identifies potentially suitable burrowing owl habitat, then a qualified biologist shall conduct 
surveys following CDFW survey methodology.  Surveys shall encompass the Project site 
and a sufficient buffer zone to detect owns nearby that may be impacted commensurate 
with the type of disturbance anticipated, and include burrow surrogates such as culverts, 
piles of concrete or rubble and other non-natural features, in addition to burrows and 
mounds.  Time lapses between surveys or Project activities shall trigger subsequent 
surveys, as determined by a qualified biologist, including but not limited to a final survey 
within 24-hours prior to ground disturbance.  The Detected nesting burrowing owls shall 
be avoided pursuant to the buffer zone prescribed and in any passive relocation plan for 
non-nesting owls shall be subject to CDFW review.   

 
34. BIO 2B: Burrowing Owl Habitat Mitigation.  If the Project would impact an unoccupied 

nesting burrowing owl burrow or burrow surrogate (a burrow known to have been used 

ATTACHMENT A



Resolution No. xxxx 
U-19-08 (Bally Keal) 
Page 7 of 11   
 

in the past three years for nesting), or an occupied burrow (where a non-nesting owl 
would be evicted as described above), the following habitat mitigation shall be 
implemented prior to Project construction.   

 
• Impacts to each nesting site shall be mitigated by permanent preservation of two 

occupied nesting sites with appropriate foraging habitat within Solano County, unless 
otherwise approved by CDFW, through a conservation easement and implementing 
and funding a long-term management plan in perpetuity.  The same requirements shall 
apply for impacts to non-nesting evicted owl sites.  The Project may implement 
alternative methods for preserving habitat with written acceptance form DFW.   

 
35.  BIO-3 Nesting Bird Surveys. If construction, grading or other Project related activities 

are schedule during the nesting season, February 1 to September 1, a focused survey 
for active nests shall be conducted by a qualified biologist within seven days prior to the 
beginning of Project related activities.  If an active nest is found the qualified biologist 
shall delineate a non-work-zone buffer distance around the nest site that is site and 
species specific using high visibility fencing or flagging.  The buffer distance shall be 
specified to protect the bird’s normal behavior and prevent nesting failure or 
abandonment.  No work shall occur within the no-work-zone until the nest is no longer 
active as determined by a qualified biologist.  Fencing or flagging material shall be 
removed and properly disposed after Project activities are completed or the nest is no 
longer active, as determined by a qualified biologist.  If a lapse in Project related work of 
seven days or longer occurs, another focused survey shall occur before Project work is 
reinitiated.   

 
36. BIO-4 Roosting Bat Surveys Prior to Project activities a qualified bat biologist shall 

conduct surveys for pallid bats prior to Project construction.  The survey methodology 
shall include an initial habitat assessment and survey several months before project 
construction, to facilitate sufficient time to implement the exclusion plan and the types of 
equipment needed for detection. 

 
• Biologist resumes and survey methodology shall be submitted to CDFW for approval 

prior to implementing surveys.   
• An exclusion plan shall be submitted to CDFW and the County for approval if bats are 

detected during the survey.  The plan shall 1) recognize that both the maternity and 
winter roosting seasons are vulnerable times for bats and require exclusion outside of 
these times, 2) identify suitable areas for excluded bats to disperse or require 
installation of appropriate dispersal habitat for the bats such as artificial bat houses, 
and an associated management and monitoring plan with necessary funding, and 3) 
be implemented prior to Project construction and allow bats to leave the building 
unharmed.   

 
37. Vehicle Miles Traveled: Mitigation Measure Traffic-1: Public wine/distillery tours and 

tastings associated with the winery/distillery shall be suspended on days Special Events 
occur.  However, wine/distillery tasting, and tours are allowed as part of private special 
events. 

 
  

ATTACHMENT A



Resolution No. xxxx 
U-19-08 (Bally Keal) 
Page 8 of 11   
 
Building and Safety Division 
 

38. Building Permit Application:  Prior to any construction or improvements taking place, 
a Building Permit Application shall first be submitted per Section 105 of the California 
Building Code.   

 
39. The building and any site improvements shall be designed using the 2019 California 

Building Standards Codes including the mandatory measures found in the 2019 
California Green Building Code, Chapters 1, 2, 3, 5, 6, 7, 8, and A5 for Voluntary 
Measures.  The building shall meet all of the requirements for commission a Green 
Building due to the size exceeding 10,000 square feet.  The building shall be designed 
by a licensed and/or registered architect/engineer who is knowledgeable in the Green 
Building Codes.   

 
40. Certificate of Occupancy:  No building shall be used or occupied and no change in the 

existing occupancy classification of a bui8lding or structure or portion thereof shall be 
made until the Building Official has issued a Certificate of Occupancy. 

 
41. Site Accessibility Requirements:  The site and all facilities shall meet all of the 

accessibility requirements found in Chapter 11B of the California Building Code.  The 
Designer is required to design for the most restrict requirements between ADA Federal 
Law and the California Building Code.  The Solano County Building Division will be 
reviewing the plans for the most restrictive requirements of the two.  There shall be a 
complete site plan, drawn to scale reflecting all site accessibility.  The site shall be 
developed in a manner consistent with the state and federal requirements for accessibility 
for disabled persons, including all parking areas, aisles and paths of travel and structures.  
The Applicant shall submit accessibility analysis prepared by a Certified Access 
Specialist (CAS).  The analysis must state that the inspected structures and other site 
features meet both state and federal accessibility requirements or specify what 
corrections are necessary in order to comply.  The permittee shall make any necessary 
corrections that are necessary to comply.  All accessible paths of travel and parking areas 
shall be a hard-scaped surface as specified by the CAS specialist and shall meet all of 
the worst-case requirements between Chapter 11 B of the California Building Code and 
ADA Federal law. 

 
42. Building Permit Plans:  The Building Permit plans shall include a code analysis as listed 

below and the design shall be under the current California Codes and all current rules, 
regulations, laws and ordinances of the local, state and federal requirements.  Upon 
Building Permit submittal, the licensed architect shall provide the following Code 
Analysis:     

a. Occupancy Classification 
b. Type of Construction  
c. Seismic Zone 
d. Location on Property 
e. Height of all buildings and structures 
f. Occupant Load 
g. Allowable Floor Area 
h. Height and Number of Stories. 
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Plans and Specifications shall meet the requirements as per section 105 of the current 
California Building Code.  “Construction documents, statement of special inspections and 
other data shall be submitted in one or more sets with each permit application.  The 
construction documents shall be prepared by a registered design professional where 
required by the statutes of the jurisdiction in which the project is to be constructed.  Where 
special conditions exist, the Building Official is authorized to require additional construction 
documents to be prepared by a registered design professional.”  Electronic media 
documents are permitted when approved by the Building Official.  Construction documents 
shall be of sufficient clarity to indicate the location, nature, and extent of work proposed, 
and show in detail that it will conform to the provisions of this code and relevant laws, 
ordinance, rules and regulations, as determined by the building official.” 
 

43. An automatic residential fire sprinkler shall be installed throughout the buildings.   
 

Environmental Health Division 
 

44. Potable Water Requirements:  The facility shall provide potable water to all structures 
and facilities from the City of Vallejo Water Division. No water shall be provided from any 
structures or facilities to employees, guests, or visitors, from any of the onsite water wells 
or from the Solano Irrigation District raw water supplies. The facility shall undertake any 
water related infrastructure improvements and comply with any cross-connection permit, 
or other requirements, required by the City of Vallejo Water District. Activities or events 
providing bottled water as the sole source of potable onsite water are prohibited. 

 
45. Sewage Disposal Requirements:  The Applicant shall submit an application, plans, and 

application fee to install an onsite wastewater treatment system (OWTS) that is 
adequately sized to handle the anticipated maximum wastewater generation by all 
structures associated the Special Event facility, as specified under Solano County Code 
Ch. 6.4. 
The facility shall remain in compliance with all operation, maintenance, and reporting 
requirements of Environmental Health regarding the OWTS system for the duration of 
the Use Permit. 
 

46. Process Wastewater Management: The Applicant shall supply documentation verifying 
that it has approval from the San Francisco Regional Water Quality Control Board (SF-
RWQCB) or from the State Water Resources Control Board (SWRCB) for the method of 
its management and disposal of its process winery and distillery wastewater.  A 
Wastewater Discharge Requirement (WDR) permit or Notice of Applicability (NOA) for a 
General Order for winery discharge will satisfy this condition. The facility shall remain in 
compliance with all process wastewater requirements from the SF-RWQCB or the 
SWRCB for the duration of the Use Permit.  
 

47. Pool or Spa Use:  Any existing onsite pools or spas are not approved for public use, 
including use by employees, visitors, or guests, under this Use Permit. Such use requires 
a Minor Revision or Amendment to the Use permit, issuance of a recreational health 
permit by the Environmental Health Division and may incur additional construction 
requirements from the Building and Environmental Health Divisions.   

 
48. Hazardous Materials Requirements:  The facility shall comply with all hazardous 

materials management, storage, handling and reporting requirements.  If the facility 
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handles any hazardous material in quantities equal to or greater than 55 gallons of liquids, 
200-cubic feet for gases and/or 500 pounds solids, then the applicant shall create a 
Hazardous Materials Business Plan (HMBP) and upload the HMBP to the online 
California Environmental Reporting System (CERS) within 30-days of exceeding the 
hazardous materials threshold quantities.  The HMBP includes requirements for reporting 
the facility information, hazardous materials inventory, site diagram, emergency response 
plan, and an employee training plan. 

 
49. Solid Waste:  The facility shall maintain adequate commercial garbage service onsite to 

prevent disease, vector attraction, odors and other nuisance factors.  A minimum of 
weekly collection service is required.  

 
50. Food Service:  The California Retail Food Code requires all food facilities to obtain a 

food permit from Environmental Health to operate. Accordingly, the Event Center catering 
kitchen and bar and the Winery/Distillery Building kitchen and associated beverage 
service areas are considered food facilities and require food permits. Contact the 
Consumer Protection Program at (707)784-6765 for the plan submittal application and 
guidelines for construction. 
 
A winery or brewery is exempt from a food facility permit if the wine and/or beer is 
manufactured onsite, and the facility is owned and operated by the manufacturer. 
However, this exemption only applies to wine and beer tasting and limits the service of 
food to crackers, pretzels, and less than 25 square feet of pre-packaged non-potentially 
hazardous foods.  The distillery does not qualify for this exemption and requires a permit 
to operate from the Solano County Division of Environmental Health.  

 
Public Works Engineering 

 
51. The permittee shall apply for, secure and abide by the conditions of a grading permit for 

any grading on the property including, but not limited to, building site preparation, access 
improvements, parking areas and walkways, as well as any onsite grading exceeding a 
total of 5,000 square feet.  In addition, Grading Permits shall be secured for any future 
grading or drainage improvements on the property.  Public Works Engineering will require 
the submittal of a drainage plan showing all offsite and onsite improvements necessary 
to manage storm water issues related to this development.  Agricultural soil cultivation 
does not require a grading Permit.   

 
Local, Regional, State and Federal Agencies 
 

52. The Applicant shall obtain all Required Permits from other Agencies.  The use of lands 
and buildings may be subject to additional permits from the County of Solano or other 
public agencies.  Prior to conducting any land use authorized under this Permit, the 
Applicant shall obtain any other federal, state, or local permits required for construction 
or operation of the proposed winery/distillery and Special Event facility.   

 
53. The facility shall maintain compliance with the requirements of the Cordelia Fire District, 

including but not limited to fire suppression and emergency vehicle access. 
 

54.  Prior to issuance of an occupancy permit by the Building Official, the Cordelia Fire District 
will inspect the property to confirm compliance with all fire district requirements. 
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Permit Term 
 

55. The Use Permit shall be in effect for a five (5) year period with the provision that a renewal 
may be granted if said request is received prior to the expiration date of October 21, 2026 
and the uses shall remain the same and in compliance with the Conditions of Approval.   

 
 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 
I hereby certify that the foregoing resolution was adopted at the regular meeting of the Solano 
County Planning Commission on October 21, 2021 by the following vote: 
 
 

AYES: Commissioners    
   
NOES: Commissioners   
 
ABSTAIN: Commissioners    
 
ABSENT: Commissioners   

   
 
  ____________________________  

Paula Bauer, Chairperson      
  Solano County Planning Commission                  

 
 
By: _____________________________   
      Terry Schmidtbauer, Secretary  
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���	��	��� TUVWUX�YZ[[\]�̂_̀VaU[bÙ\�ĉTY�def�#���������'(h����0*/+�QBi�j./B,B-i/jk�*/*0kB,B���JKFKDLM�NMLF�l�PEFHFI��mA���	>n������������
���
����
�9
���	��	���>���A���������#�	����S�����������8�m�>���"��o��2��A��S������������7����
�����
�����7�������
���������2��A��9
���	��	����
���
������3���pqr��9
���	��	��������
������$�stuvwxry�ztrzy�{ut�|qr�stz}|w}r�u{�z~tw}��|�tr�zy�|qr�stw�zt���yr��w�}��xw�~�ztrzy�|qz|�}u�|tw��|r�yw~�w{w}z�|���|u�|qr��u}z��z~tw}��|�tz��r}u�u����z�x�z��u�y�{ut�yr}u�xzt���yry�|qz|�y�ssut|�|qr�r}u�u�w}�vwz�w�w|��u{�z~tw}��|�tr���~tw}��|�tz���z�x��yr�xryw~�z|wu�y�stu|r}|�|qryr�ztrzy�{tu��w�|t�ywu������u�z~tw}��|�tz���yry�z�x�u|qrt��yry�|qz|�xu��u|�xwtr}|���y�ssut|�|qr�r}u�u�w}�vwz�w�w|��u{�z~tw}��|�tr���=	��A����A��S�������������
����2��������9
���	��	����1�
������A��	
A�	���A��#�	���5��A���	>n���������>���
�������
�4��A����A���	��	��!������9
���	��	����1�
���8�m�>���9S����2��A��S������������A�
A��
A����A��	��?	���A���������������2����A���
������
��	���������
�����
����
�	���8���pqr���	��	��!�����$�stuvwxry�{ut�z~tw}��|�tz��stux�}|wu���z~tw}��|�tz��stu}ryyw�~�{z}w�w|wry��{z}w�w|wry�|u�y�ssut|�|qr�yz�r�u{�stux�}r��z�x�|u�twy|�yrtvw}ry�|qz|�ztr�z�}w��zt��|u�z~tw}��|�tz��stux�}|wu���

ATTACHMENT E



����������	
����
�����
���
���
��������������������������������������������� ����!������
��""#$�

%&�

�'()�*+,-)./�*0/)�0*�123)4�5+0*+3�6788)9�:;<0.+8/+<)�=:��!�>?@������������A��B��B��C������������
���
������D���������E�DEF��G��B��#�	����H����
�I�
�������J����
�������K����G�����A�
�	������
�J��������L	����������JJ����K�������B���M����
�
�������D�N����������O�K���E�DEFNP����J�J��
	�����P�����
�������
�����J����P�Q�����P���
��J������R������G����������������A�
�������
��������������A�
����
�	����A��B����B��N��!�E��H����
���������D�OB�����S������L	��������	�������G��������������J����������#�	����H����
�T�
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ATTACHMENT E



����������	
����
�����
���
���
��������������������������������������������� ����!������
��""#$�

%&�

'(��
�����)�����*����������������������+�,������������������-�������*�����*����.���������
����������
��������
����)���
�����)����������-�/0�1234567�89�:;�<=>>8�?@A@B8C�DEF;@GHC�>B�EIHJ?I�A>;IEC�BHEK�BI=I@EI�><�L>==FD@;DE�8FI�D>�LB>MIJD�H;F;8@DH>;N�'(��)��O����������������������*(��(�*�	�
��P)��������������	�
������.������(�,���	����,�����	
Q��*-�/0�1234567��I9�R>;<=HJD�SHD?�>B�>TEDBFJD�HGL=IGI;D@DH>;�><�@�S@DIB�UF@=HDV�J>;DB>=�L=@;�>B�EFED@H;@T=I�WB>F;8S@DIB�G@;@WIGI;D�L=@;N�X�Q���������$��.���-��/0�1234567��Y7ZZ��[\/]�̂_̀ �\/]�a[\//1/b��c�	�
��(��)��O���d� ��������������
��Q��������)����� "����'(�����
��Q������c��(�����
�����������)�����
�"����'(�����
��Q��������)���� ������)������-� �(���������
���
���������.���(�
�����	����e� � � � �.-�� #�	�������
��Q����������������������)����
	����������Q�����*��(��������
�	���)���,�)�����,������
	��������
�)��
�Q����(��)	�)�����Q�����
��
��������
����
�������������������QQ���e� � � � ��̀fghi0f2jf64k�_j66hfl��'(���	.O������������
���
����
�m
���	��	���.���(���������#�	����n�����������-�o	��(��,��(��n�������������
����Q��������m
���	��	����X�
������(��	
(�	���(��#�	���,��(���	.O���������.���
�������
�*��(����(���	��	��!������m
���	��	����X�
���-���pqr�stuvrwx�syxr�ys�z{|r}�~tyst|�����r�����ywt�xt�r�����!����������������*��(��(��n������������
���
������-�����������-����Q��(��#�	���������
���
�������)����
�������.����Q�����*�
�	������
�)���������	����������))����.�������(��������
�
�������-�m����������'�.�����-��m,����)�)��
	�����,�����
�������
�����)����,��
���	��	����)��������
,���
��)�������������Q������������������*�
�������
��������������*�
����
�	����*��(����(��m��!���������
���������-���123456��]h�5���h0f��@9��?VEHJ@==V�8H�H8I�@;�IED@T=HE?I8�J>GGF;HDVN��'(��)��O�����������������
�*��(����������.���(�
�����	����-�/0�1234567��T9�R@FEI�@�EHW;H<HJ@;D�I;�HB>;GI;D@=�HGL@JD�8FI�D>�@�J>;<=HJD�SHD?�@;V�=@;8�FEI�L=@;C�L>=HJVC�>B�BIWF=@DH>;�@8>LDI8�<>B�D?I�LFBL>EI�><�@�>H8H;W�>B�GHDHW@DH;W�@;�I;�HB>;GI;D@=�I<<IJDN���'�.���"�����Q��(��n������������)����
�����
�����)�������
���������Q��(��m
���	��	����
���
������d���

ATTACHMENT E



����������	
����
�����
���
���
��������������������������������������������� ����!������
��""#$�

%&�

'()��*
���	��	��������
������$�+,-./0)1�2,)21�3-,�4()�+,254/5)�-3�26,/57847,)�21�4()�+,/92,:�71);�/<5870/<6�2,)21�4(24�5-<4,/=74)�1/6</3/52<48:�4-�4()�8-528�26,/57847,28�)5-<-9:;�2<0�288->1�3-,�1)5-<02,:�71)1�4(24�17++-,4�4()�)5-<-9/5�./2=/8/4:�-3�26,/57847,)?�@6,/57847,28�82<0�71)�0)1/6<24/-<1�+,-4)54�4()1)�2,)21�3,-9�/<4,71/-<�=:�<-<26,/57847,28�71)1�2<0�-4(),�71)1�4(24�0-�<-4�0/,)548:�17++-,4�4()�)5-<-9/5�./2=/8/4:�-3�26,/57847,)?��A�B���*C�D��E��F��C������������F�
F��
F����F��	��G	���F���������������E����F���
������
��	�����H���
�����
����
�	���I�'()���	��	��!�����$�+,-./0)1�3-,�26,/57847,28�+,-0754/-<;�26,/57847,28�+,-5)11/<6�325/8/4/)1;�325/8/4/)1�4-�17++-,4�4()�128)�-3�+,-075);�2<0�4-7,/14�1),./5)1�4(24�2,)�2<5/882,:�4-�26,/57847,28�+,-0754/-<?��AF��J��K����
�����������E�����L��F��F����������E��F���������#�	����C�����������M��	��	��!������������
�������M�����F���	��	��!������*
���	��	���N����
���������O�PQ�RSTUVWX��YXZY���[RP\]R̂_�]\̀ ab]c\̀ ��d�	�
��F��J��K���I� ��������������
��E��������J����� "����AF�����
��E������d��F�����
�����������J�����
�"����AF�����
��E��������J���� ������J������O� e��	�������F��������E�������B�������E���f��L��������������	�����F���L�	�
�B���E����	������F����
������
��F������
������E��F�������g� � � � �BO� e��	�������F��������E�������B�������E�������������J�������������������	������������������
��������
������������
�������J���M��J���E���J���������F������
�	���J���g� � � � ��\hijkQhSlhWUm�̀lWWjhn��*�����������F����������e���	�������JM�o�
	���e��p��E��F���������#�	����C�����������M��F���������������������������������������	����H�����L��F����F������������E��F��J��K��������O��RSTUVWq�rjqVsqqjQh��2?�t)1784�/<�4()�8-11�-3�2.2/82=/8/4:�-3�2�u<-><�9/<),28�,)1-7,5)�4(24�>-780�=)�-3�.287)�4-�4()�,)6/-<�2<0�4()�,)1/0)<41�-3�4()�1424)v�����f��L��������������	������w��������F������O�PQ�RSTUVWX��=?�t)1784�/<�4()�8-11�-3�2.2/82=/8/4:�-3�2�8-5288:x/9+-,42<4�9/<),28�,)1-7,5)�,)5-.),:�1/4)�0)8/<)24)0�-<�2�8-528�6)<),28�+82<;�1+)5/3/5�+82<�-,�-4(),�82<0�71)�+82<v��e�E�������
���	��������$��B���O�PQ�RSTUVWX���

ATTACHMENT E



����������	
����
�����
���
���
��������������������������������������������� ����!������
��""#$�

%&�

'()*���+,-./��0�	�
��1��2��3���4� ��������������
��5��������2����� "����61�����
��5������0��1�����
�����������2�����
� "����61�����
��5��������2���� ������2������7� 8�����������5����	9������������2���������2�����������������������9����������������������1������������5��1��2��3��������:������5�����
��
������9���1�
�����1��������
�������2���������������
������;�����22����9�������
��
���5���1����
������<�� � � � �97� 8�����������5��:��������
��	�
�9�������9����������
��	�
�9�����������������<�� � � � ��7� =�����2��3����������
�>��1����1������������5���2��������������2����������2�������
�	���2������;�>1�����	�1���2����1�������9�����
�2��
;�>��1����>���������5���2	9�������2�������2	9����	������2���;�>�	�
��1��2��3�����:2����2��2�������
��
����>��?��
�����1��2��3�������������:��������������������<� � � � ��/@ABCD@EF@GHI�.FGGB@J��61�����������	���	�
�
�9���
���	��	������K���
�2��2������7�6�9���L��M��5��1���������#�	����8��������������
�������������	������������:2��	����5�������1���NO�
�P����9���������������2��9���5����
���	��	����	���7�61������������������������2�����$;�����
������>��1����1��0��������Q�?�����
19��1��
�����R��������	�1������5��1��2��3���7����-ESHTGU�VBUTWUUBD@��XY�Z[\[]X̂_̀\�̀a�X�bcdb̂X\̂_Xe�̂[fg̀]X]h�̀]�g[]fX\[\̂�_\i][Xb[�_\�Xfd_[\̂�\̀_b[�e[j[eb�_\�̂k[�j_i_\_̂h�̀a�̂k[�g]̀l[î�_\�[mi[bb�̀a�b̂X\nX]nb�[b̂Xde_bk[n�_\�̂k[�èiXe�o[\[]Xe�geX\�̀]�\̀_b[�]̀n_\X\i[p�̀]�Xgge_iXde[�b̂X\nX]nb�̀a�̀̂k[]�Xo[\i_[bq��#�����	��������
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�K��������
������������	
������K���	����FG��G��������
��
���	�����
������J��o,�7p<+@)C��bS�q_WU\X�[Z�[ZYb_lUYX_�_e_̂d_ZR]�YRR_WWm�� nG��E��H����
���������������G�������������G���������
�F����G�����	KK���������
�������
��
����J��o,�7p<+@)C�� �rC:s���347t5u�8vu3v45u�4w;xv48w;��D�	�
��G��E��H���y� ��������������
��K��������E����� "����nG�����
��K������D��G�����
�����������E�����
�"����nG�����
��K��������E���� ������E������J� D�	�
��G��E��H������	������	I����������
�������G��
������G����
��K��������K������I�������	���L�
�K���
�����	I����z���	�����#�
����������Q��PO�������G���������L�K���	��L�E����L��	��	�������
���E���G������
��
��EG�������
�K���
�����������K���{����
����E���K��G�����
���E�L������
�E����L�����IH����F��G��	��	�������	�������#���K�������������|�����������I�L���
��G�����y�� � � � �� �$�"����
�������
�I���K���������
�����G��#���K������z�
�������K�}����������z���	����L�����������������
�������K�G��������������	��������
�K���
�����	I����z���	�����#�
����������~�Q�J��N$L���� � � � �� ��$��|�����	����
��������
�I���G�����
��
����L��������
������������
��	EE����
�I���	I������������
����L����I����
��K������E	��	��������������������K���G�����	I
����������$��K��	I����z���	�����#�
����������~�QOJ�J�����EE����
��G���������������K���G�����	I
����������$��K��	I����z���	�����#�
����������~�QOJ�L��G�����
��
������G���� � � � �

ATTACHMENT E



����������	
����
�����
���
���
��������������������������������������������� ����!������
��""#$�

%&�

�����
����'����
��(��������(��'������	���������#���(�������������)�����������*�+��,-./01-23-456�7344/-8��9'��:��;�������������������	������<��'����::��=������������������(��'��
�����:�
�:��:����+�9'�����������'�������������	��	����:��:���
�(����������+����>2?5@4A�B/A@CAA/1-��DE�FGHIJ�KLM�NOGPMQK�QDHRM�D�RHSRKDTKUDI�DJVMORM�QLDTWM�UT�KLM�RUWTUXUQDTQM�GX�D�KOUSDI�OMRGHOQMY�JMXUTMJ�UT�ZHSIUQ�[MRGHOQMR�\GJM�RMQKUGT�]̂_̀a�DR�MUKLMO�D�RUKMY�XMDKHOMY�NIDQMY�QHIKHODI�IDTJRQDNM�KLDK�UR�WMGWODNLUQDIIb�JMXUTMJ�UT�KMOcR�GX�RUdM�DTJ�RQGNM�GX�KLM�IDTJRQDNMY�RDQOMJ�NIDQMY�GO�GSPMQK�eUKL�QHIKHODI�VDIHM�KG�D�\DIUXGOTUD�fDKUVM�gcMOUQDT�KOUSMY�DTJ�KLDK�UR�IURKMJ�GO�MIUWUSIM�XGO�IURKUTW�UT�KLM�\DIUXGOTUD�[MWURKMO�GX�hURKGOUQDI�[MRGHOQMRY�GO�UT�D�IGQDI�OMWURKMO�GX�LURKGOUQDI�OMRGHOQMR�DR�JMXUTMJ�UT�ZHSIUQ�[MRGHOQMR�\GJM�RMQKUGT�i_]_ÊjklY�GO�D�OMRGHOQM�JMKMOcUTMJ�Sb�KLM�IMDJ�DWMTQbY�UT�UKR�JURQOMKUGT�DTJ�RHNNGOKMJ�Sb�RHSRKDTKUDI�MVUJMTQMY�KG�SM�RUWTUXUQDTK�NHORHDTK�KG�QOUKMOUD�RMK�XGOKL�UT�RHSJUVURUGT�jQl�GX�ZHSIUQ�[MRGHOQMR�\GJM�RMQKUGT�i_]aÊE���������*������'��������������	�����'����*�����
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Supplemental Revisions to the Bally Keal Project  

October 2021 to the  

Draft Negative Declaration dated July 2021 

 

Corrections or additional text discussed in the responses to comments are shown in the 
text below in strikethrough (for deleted text) and underline (for added text) format. 
Additional minor clarifications and corrections to typographical errors not based on 
responses to comments may also be shown in strikeout/underline format in the Final 
MND.  

None of these changes introduce significant new information or affect the conclusions of 
the MND. The MND was circulated for a 30-day public review period July 7, 2021, 
through August 6, 2021. 

Project Updates 

The Applicant has proposed several design changes to respond to the Covid-19 
Pandemic health guidelines including additional outdoor spaces since the original 
project submittal.  These changes are not considered substantial.   

Additional Outdoor Space 

The MND Project description included conversion of an addition to the 24,000 existing 
metal building including an addition facing the vineyards to the east for tasting rooms 
and a future 6,000 square foot farm equipment addition to the south side (Winery 
Building). 

The design refinement reconfigures the interior space by decreasing the size of the 
distillery in the tasting room addition from 2,276 square feet to 1,360 square feet, 
allowing for a second roofed outdoor patio to accommodate the continuing social 
distancing standards required due to the Pandemic.   

The L-shaped open patio area will including the existing paved area facing the east 
vineyard, which would increase the size of the open patio from 1,700 square feet to 
3,223.8 square feet, to ensure sufficient open air patio square footage for visitors to the 
vineyard to social distance.  This expansion of the outdoor patio is an area that was 
proposed to be paved and was part of the impervious surface analyzed in the MND.   

The 1,800 square foot metal building located on the south side of the south access road 
east of the entrance gate will be demolished and will be replaced and relocated with a 
1,800 square foot building on the opposite side of the southern access from to be used 
for vineyard equipment storage.  This results in no net change to building area.   
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Off street Parking 

The refined Project includes additional parking spaces to meet the County’s 
requirement of 2.5 parking spaces for special events.  For an event of 400 people this 
would require 160 spaces.   

It is proposed that a 48-space primary paved parking lot would be constructed between 
the Event Center and winery Building, four additional parking spaces would be provided 
across from the parking lot, six parking spaces would be provided south of the Event 
Center, four parking spaces would be provided near the Event Center outdoor area and 
ten parking spaces would be provided adjacent to the Winery Building.  An additional 77 
parking spaces would be accommodated along the gravel shoulder of the southern 
driveway which total 149 spaces. An additional 19 spaces can be accommodated in the 
bus/RV gravel parking area, for a total of 168 spaces, which is eight spaces greater 
than the 160 spaces required by the Zoning code.   The site also has space for eight 
motorcycles at the west end of the Winery and 11 bicycle parking spaces between the 
parking lot and Winery building.    

Reconfiguration of the south driveway design will provide a new driveway to the metal 
barn west of the secondary dwelling unit.  This new driveway parallels Suisun Valley 
Road which will require removal of a portion of the existing south driveway and new 
landscaping between the driveway, the secondary dwelling unit and the existing metal 
barn that would create usable open space for the tenants of the secondary unit.  This 
will result in a net increase of impervious area by 387 square feet.   

Removal of 681 square feet of the previously proposed paved area west of the tasting 
room addition will off-set the addition to the outdoor patio space. 

The difference between the impervious square footage and the original site plan is 294 
square feet.  The total impervious square footage for the current design is 45,936 
square feet compared to the original project of 46,230 square feet.  Therefore, the MND 
conclusion that the increase is less than significant remains valid.   

Conclusion:  Refinements of the Project design will not alter the proposed uses, 
increase the number of visitors, or increase the square footage of the proposed addition 
to the exiting buildings or increase the impervious area of the property analyzed in the 
MND issued by Solano County July 2021.   

The following are revisions to the MND. 

1. Page 6, first paragraph, add to the last sentence as follows: 

There are also several homes on Stonefield Lane, approximately 2,400 ft west of the 
proposed Events Center and a home is approximately 2,1000 feet to the east.   
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2. Page 8, first sentence is revised as follows:   

The Project involves the construction of a 5,000 6,000 square foot addition facing 
the vineyards to the east for tasting rooms and a future 6,000 square foot addition 
farm equipment storage on the south side of an existing 24,000 square foot 
accessory building. 

3. Page 8, fourth sentence is revised as follows: 

It also includes a 1,700 3,223.8 square foot outdoor patio with an 800 square foot 
shade structure.  

4. Page 8, last sentence is revised as follows: 

The project proposes a total of 128, 168 special event parking spaces that will be 
located in a new asphaltic concrete parking lot between the buildings and along the 
existing southern driveway and vineyard.    

5. Page 9, first paragraph is revised as follows: 

Section 28.94  23.73.30 of the Solano County zoning Regulations for Special Events 
requires at a minimum ration of one space per 2.5 attendees one parking space per 
four seats of public assembly, or one space for every four people at capacity.  The 
maximum event size is 400 seats/people, result in 100 160 required spaces.  
Therefore 128 168 parking spaces adequately meet the minimum parking space 
requirements.   

6. Page 9, Parking, is revised as follows: 

Multiple parking areas for event guest, staff and visitors are proposed on site.  The 
primary parking area will be developed between the proposed event center and 
winery/distillery building.  This area includes landscaping and will accommodate a 
new 48 space primary paved lot, parking spaces and is intended to serve the special 
events component of the project.  An additional 60 77 parking spaces are proposed 
along the southern driveway leading from the project out to Suisun Valley Road.  10 
parking spaces are proposed adjacent to the winery building.  Four additional 
spaces are proposed near the event center building.  In total, 147  168 parking 
spaces will be provided on-site to accommodate both the special events facility and 
winery/distillery.  In addition, the Project includes parking for eight motorcycles at the 
west end of the Winery and eleven bicycle parking spaces between the parking lot 
and the Winery building.   

7. Page 41, Environmental Setting Noise, add the following to the last sentence in 
the paragraph as follows: 

There are also several homes on Stonefield Lane, approximately 2,400 ft west of the 
proposed Events Center and a home is approximately 2,1000 feet to the east.   
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Bally Keal Project U-19-08 

RESPONSE TO COMMENTS ON THE MITIGATED NEGATIVE DECLARATION 

 

This section includes the comments received during circulation of the Draft Mitigated 
Negative Declaration (MND) for the Bally Keal Project and responses to those 
comments. Corrections or additional text discussed in the responses to comments are 
also shown in the text of the Final MND in strikethrough (for deleted text) and underline 
(for added text) format. Additional minor clarifications and corrections to typographical 
errors not based on responses to comments may also be shown in strikeout/underline 
format in the Final MND.  

None of these changes introduce significant new information or affect the conclusions of 
the MND. The MND was circulated for a 30-day public review period July 7, 2021, through 
August 6, 2021. The County received one comment letter on the Draft MND dated 
August 5, 2021, from Richard A. Zimmerman.  

A copy of the letter is attached and following are responses to the comments.   

Comment 1:  The impact Discussion for Section 2.12, Noise indicates that the potential 
noise sources in Checklist Items a.) and b.) are less than significant and item c.) has no 
impact.  The Environmental Setting discussion states that he nearest sensitive 
receptors are residences within the Wilotta Oaks subdivision, ½ mile southeast of the 
project.  The discussion in the IS/MND states that a community noise level of 75 dBA is 
considered acceptable for agricultural uses.  The discussion further states that 
“(S)social gatherings would be held indoors within the events barn and suppress noise 
levels from extending beyond the parcel boundaries.  Outdoor events with DJ or live 
bands will generate noise, however adherence to Section 28.70.010 of the County 
Zoning Regulations (sic) would prevent offensive noise that exceeds 65dBA LDN at any 
property line, Less than significant impact.” 

Response 1:  This comment states the information found in the MND and therefore, no 
response is required. 

Comment 2:  The analysis for Section 2.12, Temporary or Periodic Increase in Ambient 
Noise Levels, is flawed.  Noise is a fugitive trespass once it leaves the boundaries of an 
event property.  It is the most significant environmental effect arising from events 
centers hosting social events., e.g., weddings, in rural Solano County and is the source 
of most complaints against such operations.  The 65dBA LDN of County Code Section 
28.70.10 quoted above as the noise standard for social gatherings is an inappropriate 
24-hour measure (LDN= Da Evening Night Sound Level, a level similar to a CNEL or 
Community Noise Equivalent Level) in the section 2.121 discussion.   

Response 2:  The Applicant has agreed to maintain noise levels at the property line at 
65 dBA.  The Applicant resides at the site and shall ensure that noise levels are met.  A 
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condition (Condition No. 18) is included that no outside vendor will be allowed to bring 
their own sound/entertainment equipment.  Sound equipment will be provided onsite by 
the Applicant who shall have control over the noise volume.  Further, the Special Events 
will be held in the central portion of the site, which is 79 acres in size.  No noise 
generating special events will occur near any of the property lines, and the area is 
surrounded by vineyards.   

Comment 3:  First, there is a conflict between the General Plan community maximum 
noise exposure criteria of 75 dBA for agricultural uses and the maximum noise criteria 
specifically applicable to a Special Events Facility pursuant to County Code section 
28.73.30 (B)(6)(a)(5)(ii) which specifies 65 dB for outdoor amplified sound at special 
events facilities when measured at the property lines.  The limit of 75 dBA LDN for 
agricultural sound is applicable to sound generated by agricultural processes, e.g., the 
generally steady, day-long sound of tractor cultivation, sprayers or harvesting 
equipment.  Outdoor amplified sound is not an agricultural use and should not be 
subject to LDN averaging over 24-hours.  The lower, short interval decibel limit of 65 dB 
of County Code section 28.73.30(B)(6)(a)(5)(ii) is applicable to this project and should 
be reflected as the standard in the IS/MND for this project.  Noise measurements are 
subject to frequency weighting and the appropriate measurement for protection against 
offensive noise is the A weighting, hence the standard is properly defined as 65dBA.   

Response 3: This comment is acknowledged.  The Applicant will maintain 65 dBA at 
the property line as a condition of project approval.  

Comment 4: The IS/MND discussion indicates that adherence to the applicable noise 
standard of 65dB is the specifically applicable County Code section 
28.73.30(B)(6)(a)(5)(ii), not the general County Code section 28.70.10, is required to 
ensure that offensive noise does not occur past the property lines.  This is an explicit 
mitigation requirement, and the conclusion is therefore “Less than Significant with 
Mitigation”.  The analysis must be corrected to reflect this required mitigation and the 
specific requirement to conform to County Code section 28.73.30 (B)(6)(a)(5)(ii) 
included as a requirement of any conditional use permit. 

Response 4:  This comment is acknowledged.  This section of the code states that 
public assembly uses related to special events: “Noise. Outdoor amplified sound shall 
not exceed 65 dB when measured at the property lines., and the Mitigated Negative 
Declaration has been amended.  However, in response to Comment 3 above, the 
Applicant has agreed to maintain 65 dBA at the property line, which is more restricted 
and weighted toward night time hours.   

Comment 5: Proper mitigation of offensive fugitive sound requires confining amplified 
sound to the interior spaces of the special events center.  It is extremely difficult for 
outdoor amplified music and PA to meet the requirements of County code section 
28.73.30 (B)(6)(a)(5)(ii) as problems with sound nuisance from a neighboring special 
events center, Monroe Ranch LLC, have shown.  All amplified sound, music and 
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general PA, must be confined indoors with only properly control PA allowed for outdoor 
situations where PA does not have to compete with crowd noise., e.g,, ceremonies or 
invocations.  Neighboring properties do not need to hear the best man’s toast or know 
that it is time for the first dance.  Likewise, quiet enjoyment of a neighboring property 
does not include trying to converse over a bass-laden dance tune or a DJ’s colloquy.   

Even if the source of amplified sound, e.g., music for dancing, PA for toasts, etc., is 
confined to the interior of an events center, the structure allowed will not adequately 
suppress fugitive sound unless stringent measures are employed to contain it.  Such 
measures would include vestibule entries and staff to ensure that doors remain closed. 

Response 5: The Applicant has acknowledged that the sound equipment will be 
controlled (Condition No. 18).  

Comment 6:  Sensitive residential receptors are much closer to the proposed events 
center than the ½ mile distance to the Wilotta Oaks subdivision quoted by the IS/MND.  
There are several homes on Stonefield Ln, approximately 2,400 ft west of the proposed 
events center and my home is approximately 2,1000 feet to the east.   

Response 6: The MND has been amended to include these nearby residents.  It does 
not change the conclusions.   

Comment 7: The project property also triggers a revised analysis for item 2.12(c), 
proximity to a private airstrip.  This item should be categorized as Potentially Significant 
Impact.  The property is used as a private heliport and hanger.  The applicant routinely 
flies an Enstrom turbine powered helicopter, FAA registration N408C, to and from the 
property.  A turbine powered aircraft engine at tree level greatly exceeds any applicable 
noise standard measured as dBA.   

Response 7: The helicopter is an existing use and is not proposed as part of this 
project.  There is no private airstrip which typically refers to runways.   

Comment 8: Section 7(B)(14), Noise Generating Operations on Site, states: “Music 
during events until 11:00 PM”.  This is in violation of County regulations for special 
events require that all events cease by 10:00 p.m. and that all guests shall be off the 
property by 10:30 p.m. (County Code section 28.73(B)(6)(a)(4)). 

Response 8:  This comment is acknowledged.  The MND has been revised to reflect 
this and Condition No. 10 indicates that events can only occur between 10:00 a.m. at 
10:00 p.m.  

Comment 9:  The description of wastewater handling in Section 2.19(a) and 2.19(?) is 
inadequate to make a CEQA determination on the effects of wastewater storage, 
treatment, and discharge.  Section 2.19(a) simply states that wastewater will be handled 
by an on-site septic system whereas Section 2.19(?). 

Response 9:  The Project is located interior to the 79-acre site.  Vineyard surrounds the 
four buildings that are clustered as a group near the center of the property.  The Project 
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is not located in a 100-year flood plain.  The project includes a 6,000 square foot 
addition to an existing building and therefore, will not significantly increase impervious 
surfaces, that would result in a significant impact.   

Comment 10:  A new wineries must comply with the General Waste Discharge 
Regulations for Winery Discharge Regulations for Winery Process Water (“General 
Winery Order”) adopted by the State Water Resources Control Board on January 20, 
2021.  Domestic wastewater (sewage) and winery process wastewater systems cannot 
be comingled.  Without an assessment of the design and capacity of the process 
wastewater system, a CEQA determination cannot be made.  Process wastewater 
includes wastewater from production, cellaring, and cleaning operations, fermentation 
by-products including, and stormwater that has been contaminated with production 
wastes.   

The winery’s proposed production capacity (>300,0000 gal. wastewater) places it in the 
third regulatory tier under the General Winery Order.  The potentially significant 
environmental impacts of this volume of wastewater discharge may be mitigated to less 
than significant impact by compliance with the General Winery Order, the controlling 
Notice of Applicability, and any mitigation measures adopted by the county.   

Response 10:  This comment is noted.  The winery is existing.  Condition No. 4 
requires that the Applicant secure appropriate permits to operate.  Condition No. 54 
specifically cites the requirement for RWQCB permits.  Further, the Applicant submitted 
a memo dated September 5, 2020 (should have been dated 2021) that states that the 
septic tank was approved on January 21, 2021, by the County.  The wastewater drains 
into holding tanks and is hauled away for disposal at Oakland’s wastewater treatment 
center.  The construction of the new system has been completed and will not result in 
any significant impacts.   

Comment 11: The CEQA assessment of wastewater discharge pursuant to IS/MNG 
Section 2.19(a) should be revised to “Less than Significant with Mitigation Incorporated.” 
Compliance with the General Winery Order must be designated as the necessary 
mitigation for the CEQA assessment and as a requirement of any conditional use 
permit.   

Response 11: Comment noted. Condition No. 4 requires that the Applicant secure 
appropriate permits to operate.  No changes to the MND are required. 

Comment 12:  The assessment of Hydrology in section 2.10 is inadequate and fails to 
address the presence of the channel of Dan Wilson Creek across the property.  Dan 
Wilson Creek is an ephemeral blue-line creek on the current 1:24,000 USGS map 
covering the project site and is distinctly noted on the Assessor’s Parcel Map for this 
property and adjacent properties (see APNs 0027-020-040 & 0027-030-07). Dan Wilson 
Creek is an ephemeral creek and only runs during significant rainfall. It drains 
agricultural land adjacent to Suisun Valley Road and then runs at an angle across 
several parcels, including the project parcel, until it crosses Rockville Road west of the 
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Wilotta Oaks subdivision.  The creek acts as a drainage safety valve and fills quickly 
during heavy rainfall.  It often overflows its banks adjacent to Suisun Road and addition 
of runoff from the increased impervious surfaces of this proposed project will seriously 
degrade its limited drainage capacity and lead to increased localized flooding upstream.   

Response 12:  The property is not located in a 100-year flood hazard area.  According 
to the Applicant, the property slopes to the east at about a 6% grade between the 
Suisun Valley Road and Suisun Creek.  The project’s engineer has indicated that storm 
water from the project will be retained onsite with the 63 acres of vineyard.   

Comment 13: There is a setback to accommodate the stream bed of Dan Wilson Creek 
on the adjacent property to the north (APN 0027-020-040) yet there is no such gap in 
the vineyard planted on the project parcel.  The prior owner/developer appears to have 
graded over the stream bed of Dan Wilson Creek and planted contiguous vineyard 
without a Streambed Alteration agreement required by Fish & Wildlife Code section 
1602.   

Response 13:  This comment refers to actions of a past property owner and are not 
part of this proposed Project.  The vineyard is existing.  Comment noted.  

Comment 14: The existence of Dan Wilson Creek imposes setback requirements on 
the proposed project.  Vegetation and land-use setbacks for the stream bed must be 
imposed on the proposed project and setback required for any subsurface wastewater 
discharge system (leach lines.).   

Response 14:  The physical improvements proposed by the Project are substantially 
setback from Dan Wilson Creek (approximately 100-feet).  The Project is located in the 
center of the 79-acre property.  No leach lines are proposed adjacent to the creek.   

Comment 15: The Stormwater Discharge assessment of the project is inadequate.  
IS/MND section 1.4, Project Description, states that the new parking lot will be sloped to 
the southeast and stormwater will be allowed to runoff into the vineyards with the 
conclusion that a detention pond is not necessary.  In contrast, section 2.10 (c), Impacts 
Discussion, states that stormwater will be contained on-site and released at pre-
development rates.  These statements are inconsistent.   

Response 15: Both of these statements are correct.  Stormwater runoff in the vineyard 
is part of the 79-acre project site.   

Comment 16: Stormwater runoff to the southeast and directly into the area traversed by 
Don Wilson Creek will directly impact the drainage capacity of that watercourse.  A 
requirement to design and implement a stormwater discharge plan must be included as 
a mitigation component of the CEQA hydrology assessment and as a requirement of 
any conditional use permit.   

Response 16: Condition No. requires that the Applicant secure all necessary permits.   
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Comment 17: The Applicant traffic study indicates that a large special event may 
impede traffic flow on Suisun Valley Rd but concludes that no turn lane, taper lane, or 
other traffic control is necessary.   

Response 17: GHD prepared a traffic analysis dated May 2020 for the Project.  This 
analysis included turning movements.  When compared to industry-standard volume 
threshold regarding installation of left-turn or right-turn lanes on Suisun Valley Road and 
determined: 

• Left-turn lane: The winery and typical sized event volumes would not warrant a 
separate left-turn lane under existing or cumulative conditions. 

• Right-turn lane: the winery volumes, which would reflect the regularly occurring 
traffic levels associated with the project, would not warrant a right-turn lane. 

• Event volumes would not warrant a right-turn lane.  The number of events (45 
annually) and short time duration (one hour before an event) would not warrant a 
right turn taper.   

Comment 18: Unfortunately, this traffic study does not adequately address the 
cumulative impact of special events and tourist uses on traffic dynamics within Suisun 
Valley.  Future cumulative impacts pacts include existing uses, currently approved but 
not yet operating uses, and the likely future expansion of both existing and new special 
events uses.  The report’s analysis of future traffic demand is based on projects from 
the Napa-Solano Regional travel Demand Model for the Year 2040. That travel demand 
model is a regional model based on population and jobs growth to provide a description 
of existing travel patterns from which a prediction of future travel patterns can been 
made.  This model is based primarily on overall population growth and does not 
contemplate or address the recent localized extraordinary expansion oof special events 
uses in Suisun Valley.  The travel demand model in inadequate for predicting traffic 
dynamics resulting from the multiple concurrent events that will occur in Suisun Valley.   

Response 18: GHD prepared a traffic analysis (May 2020) that included a cumulative 
plus project scenario and determined that impacts would be less than significant.  
According to the study:  Using a regional demand model is an acceptable model to 
determine impacts and the traffic consultant applied a 2.1 percent per year to 
conservatively estimate future traffic volumes.  Operations would remain acceptable.  If 
future traffic volumes increase to forecast levels, cumulative-without-project operations 
at the Suisun Valley Road/Rockville Road intersection reflect LOS D conditions during 
the weekday PM peak hour.  However, LOS would remain unchanged with the added 
project trips, therefore the project trips would represent a less than significant impact.  
The project driveway intersections would operate at LOS C or better.   

Comment 19: The cumulative traffic impacts arising from the resent expansion of 
events uses in the Suisun Valley have not been adequately addressed in any study.  
Each individual project has been evaluated in isolation, yet all the existing and planned 
events uses target weekend afternoons and evenings during the warm weather months 
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from Many to early October.  The traffic impacts of these events concentrated in time 
and place will be consequential yet the cumulative effect on traffic has not been 
evaluated for this or any other recently approved special events project in Suisun 
Valley.  In the relatively near future, multiple concurrent events, couple with population 
growth and traffic diverting apps such as WAZE, will result in congested conditions 
throughout Suisun Valley. 

Response 19:  The proposed Project included a cumulative traffic analysis which 
adequately addressed cumulative impacts.  Event centers typically occur at non-
commute times and not all events would occur at exactly the same day and/or time.  
Even if most events occur on a Saturday, they will have start and end times that occur 
throughout the day.  If anything, traffic diverting apps will ensure that multiple routes are 
used, and congestion is avoided.   

Comment 20: This project proposes 45 annual special events uses, nearly four times 
the 12 special events granted to a medium sized winery by ordinance.  Such a 
substantial increase in special events should not be unilaterally granted until, iner alia, a 
comprehensive traffic analysis evaluating the cumulative impact of all existing, 
approved, and proposed tourist and special events uses in Suisun Valley has been 
completed.  A comprehensive study is necessary for the Department of Resource 
Management and the Planning Commission to adequately assess the traffic impacts of 
all special events and tourist uses within the Suisun Valley Agricultural District. 

Response 21: As indicated GHD prepared a comprehensive traffic analysis, including 
cumulative traffic.  A vehicle mile traveled (VMT) traffic analysis was also prepared 
(dated March 12, 2021).  Special events up to 45 times are year are analyzed in the 
Use Permit.  Conditions are included to ensure that impacts are less than significant.   

Comment 22:  Contrary to the statement under IS/MND 2.2(b), Conflict with Agricultural 
Zoning or Williamson Act Contract, the conversion of an existing storage building to a 
stand-alone events center is inconsistent with the Solano County Uniform Rules and 
Procedures Governing Agricultural preserves and Land Conservation Contracts 
(“Williamson Act Rules.”) 

Although a winery events facility is a conditionally permitted use within the “A-SV’20” 
zoning district, a stand-alone events center is inconsistent with Section IV(B)(1) of the 
County’s Williamson Act Rules which states: 

“A compatible use must be secondary to the primary use of the land for commercial 
agricultural purposes.  A use is considered secondary when it is required for or is part of 
the agricultural use.” 

Response 22: The use is allowed with a conditional use permit, which allows conditions 
to ensure that the use remains compatible.  Event centers are consistent with the 
Suisun Valley Strategic Plan which strives to increase tourist and economic 
opportunities.  The event center is an accessory use of an existing building that will 
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promote the wines produced at the winery.  Further, 45 events are less than one event 
per week and will not remove adjacent land from agricultural use or lessen the amount 
of open space in the county.  The Williamson Act contract covers a portion of the 79-
acre site and excludes the proposed event center location.   

Comment 23: A stand-alone events center is neither required for nor part of a winery’s 
agricultural operation and is therefore incompatible with the Williamson Act.  
Compliance requires cancellation of the Williamson Act Contract for either the whole 
parcel or a divisible portion thereof. 

The County has been warned in previous comments from the California Department of 
Conservation, Division of Land Resource protection that the Williamson Act Rules are 
inconsistent with the General Plan and the Suisun Valley Strategic Plan.  Despite such 
warning, nothing has been done to correct these inconsistencies.   

Response 23:  As described above, the County considers event centers appropriate 
land uses with a use permit for properties zoned agricultural.  The Williamson Act 
contract on the subject property covers 73 acres of the 79 acres, and therefore, 
excludes the acreage that the event center and existing residential use are on.   
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From: 

Sent: 

To: 

Subject: 

Gary Bacon <garydbacon@gmail.com> 

Tuesday, October 12, 2021 9:04 AM 

Planning 

Use Permit Application (U-19-08) 

To Solano County Planning Staff & Commissioners, 

My wife and I own Monroe Ranch at 4400 Suisun Valley Road which is north and adjacent to Bally Keal Vineyards. At 

this property we grow grapes and operate the Suisun Valley Inn which often hosts special events. Our grapes are sold to 

Caymus Winery and starting this year, also to Bally Keal Winery. 

We write in support of Bally Keal Vineyards Use Permit Application (U-19-08) to construct an addition to an existing 

building and convert an existing building into a special events facility. Suisun Valley is becoming an increasingly popular 

destination for special events. Bally Keal is a spectacular facility and will attract high-end events to Suisun Valley. Their 

location on the main road at the foot of the valley a little over a mile from Route 80 will easily accommodate any 

increased vehicle traffic. Assuming they will abide by the same noise restrictions as the other venues in the valley, Bally 

Keal will be a welcome new neighbor. 

Gary Bacon 

Monroe Ranch 

[EXTERNAL Email Notice!] External communication is important to us. Be cautious of phishing attempts. Do not click or open 

suspicious links or attachments. 
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From: 

Sent: 

To: 

Cc: 

Subject: 

Tracy McCarthy <tracyamc@sbcglobal.net> 

Tuesday, October 12, 2021 3:40 PM 

Planning 

kpease@masfirm.com 

Bally Keal - Use Permit Application - U-19-08 

To Solano County Planning Staff & Commissioners, 

As you know GV Cellars i.s now closing, and as a prior wine club member I am excited to see a new potential winery open 
its doors. 

The property is spectacular and this is what Suisun Valley tourism needs. I give my full support to have this project 
approved. 

Tracy 

[EXTERNAL Email Notice!] External communication is important to us. Be cautious of phishing attempts. Do not click or open 

suspicious links or attachments. 
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Richardson, Marianne

From:
Sent:
To:
Subiect:

Good morning,

This email is in support of Bally KealVineyards Use Permit Application (U-19-08).

I am writing to encourage you to vote yes on the Bally Keal winery and event center. I have reviewed the plans for this
project, and this is a great project that will benefit the community and its economy.

It doesn't seem like this project will have any negative impact on the environment. Please approve this project.

Thank you

Rene Parra
Project Engineer
GRANITE EXCAVATION & DEMOLITION, INC.
160 S. Linden Avenue, Suite 100
South San Francisco, CA 94080
Office: (650) 737-8700 exl221 | Cell: (650) 422-0240
Emai I : rene@qranitesf. com I Web : www. qran itesf . com

Rene Parra Medina < Rene@granitesf.com>
Thursday, October 14,2021 9:04 AM
Planning

Bally Keal Winery & Event Center

IEXIERNAL Email Notice!] External communication is important to us. Be cautious of phishing attempts. Do not click or open
suspicious links or attachments.

1

ATTACHMENT J




