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1. INTRODUCTION 

 

This document provides responses to comments received on the Public Draft Initial Study/Mitigated 

Negative Declaration (IS/MND) prepared for the Veranda at Indian Springs Project (hereinafter referred to 

collectively as the “project”) (State Clearinghouse # 2020070509). This response to comments document 

along with the Draft IS/MND constitutes the Final IS/MND.  

 
In response to comments received, the applicant revised the offsite improvements to relocate the storm 

drain outfall, expand the onsite stormwater storage capacity, and adjust the emergency vehicle access road. 

The revised project description is presented in Section 2.0 below. Revisions to the project are limited to the 

offsite improvements and no new or more severe environmental impacts have been identified relative to 

what was analyzed in the Draft IS/MND. Rather, revisions to the storm drain system and the EVA road 

reduce the project’s potential to result in indirect impacts to offsite sensitive plant populations relative to 

what was identified in the Draft IS/MND.  

 

The responses provided herein address issues raised by comments received and clarify information 

provided in the Draft IS/MND. This document includes a description of the revised project, corrections and 

additions to the Draft IS/MND, and supporting attachments. Corrections and additions clarify or augment 

information presented in the Draft IS/MND and do not change the findings or conclusions of the analysis.  

 

In accordance with the California Environmental Quality Act (CEQA) of 1970 (as amended) (California Public 

Resources Code 21000 et. seq.), the IS/MND was circulated for a 30-day public review and comment period 

from July 28, 2020 to August 26, 2020.  

 

This Response to Comments document identifies comments received relating to environmental concerns 

and provides responses to comments. While additional information is added to the IS/MND in responding to 

comments, changes to the environmental document are minor and do not alter the conclusions of the 

IS/MND or constitute a “substantial revision” under CEQA Guidelines section 15073.5(b). As explained 

herein, in light of the whole record, the project would result in less than significant environmental impacts 

with mitigation incorporated and that all environmental impacts of the project have been disclosed and 

appropriately mitigated.  

 

1.1. CEQA REQUIREMENTS 

 

CEQA Guidelines Section 15074 identifies the responsibilities of the Lead Agency when considering the 

adoption of a Negative Declaration or Mitigated Negative Declaration:  

 

(a) Any advisory body of a public agency making a recommendation to the decision-making body shall 

consider the proposed negative declaration or mitigated negative declaration before making its 

recommendation.  

 

(b) Prior to approving a project, the decision-making body of the lead agency shall consider the 

proposed negative declaration or mitigated negative declaration together with any comments 

received during the public review process. The decision-making body shall adopt the proposed 

negative declaration or mitigated negative declaration only if it finds on the basis of the whole 

record before it (including the initial study and any comments received), that there is no substantial 
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evidence
1
 that the project will have a significant effect on the environment and that the negative 

declaration or mitigated negative declaration reflects the lead agency’s independent judgment and 

analysis. 

 

Consistent with CEQA requirements, the City of Calistoga has reviewed and considered all comments 

received on the IS/MND. CEQA does not require the lead agency to prepare a response to public comments 

received on a Negative Declaration or Mitigated Negative Declaration. Nevertheless, the City of Calistoga has 

prepared this document to disclose agency comments received and to provide responses to comments. 

 

1.2. ORGANIZATION OF THIS DOCUMENT  

 

The revised project description is presented in Section 2, “Revised Project Description.” The comments 

received on the Draft IS/MND and responses to those comments are included in Section 3, “Responses to 

Public Comments.” Section 4 provides, “Revisions to the IS/MND,” which includes corrections and additions 

to the IS/MND. Corrections and additions to the IS/MND are shown in underline for new text inserted and in 

strikethrough for deleted text. Section 5, “Summary” contains a summary of this responses-to-comments 

process and subsequent action by the City of Calistoga regarding the project. 

 

The responses have been prepared in consultation with the following technical consultants: 

 

 W-Trans: Transportation and Circulation 

 BKF Engineers: Stormwater Control Plan, Water Quality, and Hydrology 

 Monk & Associates: Biological Resources + Special Status Species 

 

2. REVISED PROJECT DESCRIPTION 

 

To address concerns raised by the California Department of Fish and Wildlife (CDFW), the applicant has 

revised the proposed project. Revisions to the project are limited to the storm drain system and design of 

the emergency vehicle access (EVA) road. These changes are further described in BKF’s Response Memo 

(Attachment B-2 hereto) and presented in the revised Overall Utility Plan, dated September 3, 2020, 

attached thereto. 

 

The revised storm drain system eliminates the offsite stormwater outfall previously proposed east of the 

EVA road and introduces an overflow release system that includes a concrete drainage box with a grated top 

(similar to a drain inlet) south of the proposed parking lot. The proposed detention chamber system, which 

is open on the bottom (to encourage infiltration through a rock layer and underlying soils) and enclosed on 

all other sides, has been sized to detain the 100-year design storm volume. Revisions to the storm drain 

system locates the subsurface detention chamber’s emergency overflow release away from offsite listed 

plant species and immediately adjacent to the developed portion of the site. The overflow structure is 

designed such that the entire subsurface detention chamber system must be full to capacity, and a portion 

of the on-site system has begun to backwater, before stored runoff flows out of the overflow structure and 

onto the surface. Discharge from the overflow system would only occur during storm events that exceed the 

 
1

 “Substantial evidence” includes facts, fact-related reasonable assumptions, and expert opinions based on facts.  It does not include 

arguments, speculation, unsubstantiated opinion or narrative, clearly inaccurate or erroneous evidence, or socioeconomic impacts not 

related to the physical environment. (Pub. Res. Code Secs. 21080(e), 21082.2(c); Guidelines § 15384). 
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100-year precipitation volume and only once the chamber is full and soils are saturated. Overflow waters 

released to the surface would sheet flow diagonally across the upland grassland areas. 

 

The EVA road design has been revised to direct stormwater runoff to the west and relocate the self-retaining 

treatment areas from the east side of the road to the west side of the road, thereby increasing the distance 

between limits of disturbance and offsite sensitive resources to the east.   

 

Revisions to the project description are presented in Section 4 below and include edits to pages 8 through 9 

of the Draft IS/MND. 

 

2.1 ENVIRONMENTAL IMPACTS OF REVISED PROJECT  

 

Revisions to the stormwater system and EVA road design reduce potential indirect impacts to offsite 

sensitive plant populations relative to what was analyzed in the Draft IS/MND by avoiding the introduction 

of pollutants and changes in hydrology from discharge of runoff, as well as adjusting the EVA design such 

that runoff drains to the west. These modifications reduce potential impacts to sensitive plant populations 

from untreated stormwater runoff, since no stormwater discharge will occur east of the EVA. As such, 

modifications to mitigation measure BIO-3 are warranted as further described below.  

 

Revisions to the storm drain system and EVA road design do not introduce any new, different, or more 

severe impacts than those disclosed in the Draft IS/MND. Findings and conclusions of the Draft IS/MND 

remain applicable to the proposed project as revised. The existing analysis and mitigation measures as 

augmented through this response to comments and presented in the Final Mitigation Monitoring and 

Reporting Program (MMRP), adequately address impacts of the revised project, which is limited to the 

stormwater system and EVA road design undertaken to avoid indirect impact to offsite sensitive plant 

populations. Therefore, consistent with the conclusions of the Draft IS/MND, the revised project will result in 

less than significant environmental impacts with implementation of mitigation measures.  

 

With removal of the offsite stormwater outfall and modifications to the stormwater system and EVA road, 

the revised project is expected to result in slightly less environmental impacts relative to what was analyzed 

in the IS/MND. For all environmental categories, impacts remain as presented in the Draft IS/MND and all 

mitigation measures remain applicable except as described below.   

 

2.2 UPDATE TO MITIGATION MEASURES FROM REVISED PROJECT  

 

The revised project avoids placing a stormwater outfall east of the EVA and ensures that runoff from the 

EVA flows to the west (rather than the east), thereby precluding the potential for indirect (or direct) impacts 

to sensitive plant populations due to water quality/hydrology. As such, Mitigation Measure BIO-3 has been 

revised to remove the requirement for enhanced treatment of runoff and monitoring of pollutants and 

contaminants. As revised, Mitigation Measure BIO-3, calls for a final stormwater quality control plan (SWCP) 

that eliminates the storm drain outfall east of the EVA, modifies the EVA to preclude runoff to the east, 

minimizes the application of pesticides and herbicides, and provides protocols for the management of 

invasive species. Refer to Section 4 below for revisions to measure BIO-3, which are also reflected in the  

final MMRP.  
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As further described in Section 3 below, response to comments include clarification/revisions to several 

other mitigation measures in addition to measure BIO-3. All changes to the IS/MND and mitigation 

measures are presented in Section 4.  

 

3. PUBLIC AGENCY COMMENTS + RESPONSE TO COMMENTS 

 

Three written comment letters from California State Agencies were received during the public review and 

comment period and include the following: 

 

• Department of Conservation Geological Energy Management Division (CalGem) 

• California Department of Transportation (Caltrans) 

• California Department of Fish and Wildlife (CDFW) 

 

A brief description of each comment letter is included below, and responses follow. Issues raised in the 

comments are addressed in responses that are intended to clarify various project elements, potential 

impacts of the project, and mitigation. Written comment letters received from state regulatory agencies are 

included in Appendix A. Written responses to comment letters from the project applicant, civil engineer, 

transportations engineer, and biologists, are included in Appendix B.  

 

3.2. Department of Conservation Geological Energy Management Division (CalGem) 

 

The letter from CalGem, dated August 20, 2020, and included in full in Appendix A-1, states the agency’s 

responsibility in overseeing drilling, operation, maintenance, and plugging and abandonment of oil, natural 

gas, and geothermal wells. CalGem provides two specific recommendations for consideration, which specify 

notification procedures in the event that unknown geothermal wells are discovered and precludes any well 

work without CalGem permit approval during project construction and at operation.  

 

Response: The City has reviewed CalGem’s comment letter and in response has expanded mitigation 

measure GEOTHERMAL-1 to specifically include the language provided by CalGem. This revision includes 

new text added to measure GEOTHERMAL-1 on page 85 of the IS/MND, as presented in Section 4 below, and 

a corresponding revision to the Mitigation Monitoring and Reporting Program.   

 

3.3. California Department of Transportation (Caltrans) 

 

The letter from Caltrans, dated August 25, 2020, and included in full in Appendix A-2, states the agency’s 

responsibility in ensuring that impacts to the State’s multimodal transportation system are identified and 

mitigated to support a  safe, sustainable, integrated and efficient transportation system. Caltrans comments 

relate to highway operations, travel demand analysis, hydraulics, cultural resources, lead agency 

responsibilities, and construction-related impacts & encroachment permit.    

 

Response: The City has reviewed Caltrans’ comment letter and a response to comments memo, dated 

August 28, 2020, has been prepared by the project transportation engineer, W-Trans (Appendix B-1). W-

Trans’ response memo addresses Caltrans’ comments regarding highway operations and the travel demand 

analysis. W-Trans clarifies that an intersection control evaluation (ICE) is not appropriate at this time since 

no signalization is proposed or otherwise triggered by the project. Rather, future signalization is planned for 

by the City of Calistoga in the General Plan Circulation Element and planned to be funded through the City’s 

development impact fee program, to which the applicant is subject and will contribute to funding 



  
City of Calistoga    Response to Comments on IS/MND 

 6 The Veranda at Indian Springs 

intersection improvements in the future. It is acknowledged that at the time the City moves forward with 

signalization an ICE should be undertaken.  

 

W-Trans’ response memo clarifies that the City of Calistoga has not yet adopted policies or thresholds 

regarding  vehicle miles traveled (VMT) and that the project’s travel demand analysis is based on guidance 

contained in the Technical Advisory on Evaluating Transportation Impact in CEQA (2018) and informed by 

how other jurisdiction have assessed hotel VMT. Hotel guest trips are treated similar to retail uses where 

small to mid-sized facilities do not increase regional VMT but shift the existing travel pattern within the 

region. The project is an expansion of the existing Resort at Indian Springs and is located in Downtown 

Calistoga proximate to tasting rooms, restaurants, and shops. The project replaces and expands the 

sidewalk along Lincoln Avenue, introduces sidewalks along Fair Way Extension, and installs a segment of the 

Vine Trail, which promotes pedestrian activity and reduces reliance on vehicles for trips. This is explained in 

the IS/MND Section 5.17 (b) which concludes that “the total vehicle miles traveled by visitors in the region 

would likely be unchanged.” Based on rationale presented therein and in the Traffic Impact Analysis, the 

project’s guest trips are presumed to have a less than significant impact to VMTs.  

 

Consistent with Caltrans’ suggestion that the Transportation Demand Management measure be 

documented with annual monitoring reports to demonstrate effectiveness, mitigation measure TRANS-2 has 

been augmented to specify the preparation of annual monitoring reports. This revision includes new text 

added to measure TRANS-2 on page 106 of the IS/MND, as presented in Section 4 below, and a 

corresponding revision to the Mitigation Monitoring and Reporting Program.   

 

Regarding Caltrans’ request for clarification on post-construction drainage pattern, as described on page 72 

of the IS/MND, under Section 5.10(ci) (Drainage Pattern, Runoff and Strom Drain Capacity), and as set forth 

in the preliminary Storm Water Control Plan (Appendix K to the IS/MND), post-construction drainage will be 

accommodated onsite in accordance with BASMAA standards. No flows will be directed offsite towards the 

Caltrans state right of way. All runoff onsite will be conveyed to onsite bio-retention basins for pre-

treatment and will drain to the onsite subsurface detention chamber for infiltration. As presented in the 

updated preliminary Storm Water Control Plan (Appendix B-3 hereto) 16 drainage management areas are 

identified and are sized appropriately to accommodate post-construction runoff. The preliminary SWCP 

demonstrates compliance with local and regional standards for post-construction conditions. 

 

Caltrans recommends that the Mishewal-Wappo Tribe of Alexander Valley be notified of archaeological 

monitoring as the project moves forward. Section 5.18 of the IS/MND addresses Tribal Cultural Resources 

and explains that the City carried out tribal notification specifically to the Mishewal-Wappo Tribe of 

Alexander Valley  in accordance with AB 52 and no response requesting consultation was received. 

Nonetheless, recognizing the potential of the project site to contain buried resources, a Cultural Resource 

Management Plan was prepared for the project. Mitigation measure CUL-2 specifies implementation of the 

Cultural Resources Monitoring Plan and includes Native American participation and notification. In response 

to Caltrans’ comment, Measure CUL-2, item 5 has been augmented to specifically refer to the Mishewal-

Wappo Tribe of Alexander Valley, and item 10 has been revised to replace an erroneous reference to Lytton 

Rancheria with the Mishewal-Wappo Tribe of Alexander Valley. Measure CUL-2 text, beginning on page 47 of 

the IS/MND, as presented in Section 4 below, has been revised and the same change has been applied to 

the Mitigation Monitoring and Reporting Program.      

 

As Caltrans points out, the City of Calistoga is the lead agency for CEQA and is responsible for all project 

mitigation including any needed improvements to SR-29. The project’s fair share contribution has been 
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accounted for and is fully captured within the proposed project design and frontage improvements, 

payment of development impact fees, and implementation of the Mitigation Monitoring and Reporting 

Program. 

 

The City of Calistoga understands that Highway 29 is a Caltrans facility and all temporary and permanent 

work that encroaches onto the Lincoln Avenue/SR-29 right of way will be subject to a Caltrans-issued 

encroachment permit.  

 

3.4. California Department of Fish and Wildlife (CDFW) 

 

The letter from CDFW, dated August 26, 2020, and included in full in Appendix A-3, outlines the agency’s 

concerns regarding potential adverse impacts to the special status plant species located offsite within 

wetland habitat on the Gliderport property. The CDFW is primarily concerned with the project’s potential to 

result in indirect impacts to protected plants due to 1) long-term introduction of pollutants and chemicals; 2) 

changes in hydrology; and 3) the unintentional introduction and spread of invasive plant species. CDFW 

recommends redesigning the project to avoid impacts to rare plants. Recommendations provided by CDFW 

also include locating the EVA road away from the Gliderport property or if relocation is not feasible including 

measures for monitoring and control of invasive plant species. Additionally, CDFW provides suggested 

language to Mitigation Measure BIO-2, which identifies preconstruction surveys for bats.    

 

Response: The CDFW’s comment letter has been reviewed and in response the project’s stormwater outfall 

has been relocated and the EVA road design has been modified as described above. To address comments 

raised by CDFW, response memos have been prepared by the project civil engineer, BKF Engineers 

(Appendix B-2) and by the project biologist, Monk & Associates (Appendix B-4).  

The stormwater redesign is explained in detail above, under Section 2: Revised Project Description. As 

initially proposed the stormwater outfall was located offsite, east of the EVA road and approximately 750 

feet from the nearest protected plant population. The revised project eliminates the stormwater outfall 

from the location east of the EVA and instead provides for an emergency stormwater overflow release 

immediately adjacent to the proposed parking lot with no release of stormwater onto the Gliderport 

property. Additionally, the design of the EVA road has been revised to shift the road slope such that runoff 

drains to the west, and the self-retaining area previously located adjacent to the eastern edge of the EVA has 

been relocated to the western edge. These modifications have been made in direct response to CDFW 

concerns regarding sensitive plant populations located east of the EVA road. As further described below, 

clarification and revisions have been made to the IS/MND and mitigation measures to specifically address 

concerns regarding discharge of pollutants and chemicals, changes to offsite hydrology, and 

introduction/spread of invasive species.  

As explained in detail in the BKF response memo (Attachment B-2), the project includes a number of 

features that reduce pollutant and chemical loads in runoff. All surface water runoff on the project site is 

directed to bioretention areas, which contain specific vegetation and soil medium known to effectively treat 

stormwater runoff and greatly reduce or eliminate toxins in runoff. Bioretention areas are designed in 

conformance with the Bay Area Stormwater Managing Agencies Associates (BASMAA) requirements, which 

is an acceptable form of compliance with the National Pollutant Discharge Elimination System permit. Once 

percolated through bioretention areas, the treated stormwater runoff is conveyed to an onsite open bottom 

underground storm water detention chamber, which is designed to detain the 100-year storm event and 

encourage infiltration. The detention chamber will store and infiltrate all stormwater runoff without any 
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discharge under all storm events that generate runoff equal or less than the 100-year storm. For storm 

events that exceed the 100-year storm, and only once soils are sufficiently saturated and the detention 

chamber is filled will any flows be discharged through the emergency overflow release system. Discharge 

from the onsite detention chamber will not be frequent or reoccurring, rather release is only expected 

during an extreme precipitation event when the ground has reached saturation. Overflow waters would be 

released near the proposed parking lot and sheet flow down gradient.  In these instances, any chemicals, 

pollutants or toxins are expected to be negligible given the bioretention treatment and the volume of water 

that would be present in the system. Therefore, as revised the project would have less than significant 

impacts to offsite rare plants due to the negligible amount of pollutants and chemicals in stormwater runoff.    

With the revised stormwater system and modification to the EVA road, the potential for the project to result 

in indirect (or direct) impacts to offsite rare plants due to changes in hydrology is avoided. The stormwater 

outfall east of the EVA has been eliminated and an emergency overflow release system has been introduced 

immediately south of the proposed parking lot. This modification ensures that there will not be any release 

of stormwater onto the Gliderport property and no changes to the existing hydrology would occur. As 

described above in Section 2.1 Environmental Impacts of Revised Project and in Section 2.2. Update to 

Mitigation Measures From Revised Project, changes to the project, prompt revisions to mitigation measure 

BIO-3, which previously called for protection of rare plants through enhanced treatment and monitoring of 

runoff discharged at the offsite storm drain. Amendments to measure BIO-3 clarify that to preserve the 

popcorn flower and Napa blue grass populations, the SWCP will be amended to include project 

modifications to eliminate the stormwater outfall east of the EVA and modify the EVA road to direct flows 

towards the west, away from sensitive populations. With these revisions to the SWCP, the existing hydrology 

offsite will be unaffected by the proposed project and potential impacts to rare plants from changes in 

hydrology will be reduced to less than significant levels.  

The CDFW raises concerns regarding the unintentional introduction or spread of invasive plant species onto 

sensitive plant habitat east of the EVA road. Use of the EVA road is limited to emergency situations only and 

will be gate controlled to preclude access by vehicles. As such, risk of non-native introduction or spread 

from routine or frequent use by vehicles is limited as use of the EVA road is restricted to emergencies. As 

stated on page 36 of the IS/MND, site conditions where the EVA road is “proposed consist of a non-native 

grassland community including Bermuda grass and large patches of the Himalayan blackberry.” The 

Biological Constraints Analysis, included as Attachment E to the IS/MND further characterizes the non-native 

annual grassland and upland community near the EVA road as containing soft chess brome, prickly lettuce, 

vetch, and large patches of Himalayan blackberry. Page 6 of the Biological Constraints Analysis states that 

threats to popcorn flower include competition with invasive plant species. Section 5.4 of the IS/MND 

discloses that the proposed project has the potential to result in potentially significant adverse impacts to 

offsite sensitive plant communities and identifies mitigation measure BIO-3 to reduce impacts to less than 

significant levels.  

To provide clarification on potential threats relating to invasive species, as a result of the proposed project, 

the biological resources impact discussion set forth in Section 5.4 (a-b) has been augmented and mitigation 

measure BIO-3 has been bolstered (see Section 4 below, revisions to pages 38 and 41). Text revisions clarify 

that the proposed project will involve removal of Himalayan blackberry and that weed prevention methods 

will be implemented during construction, through augments to measure BIO-3, and in perpetuity through 

augments to measure CUM-2, which calls for a Habitat Protection and Management Plan (See Section 4 

below, revision to page 119) .   
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Additionally, mitigation measure BIO-4 calls for the installation of best management practices (BMPs) east of 

the EVA road for the duration of construction activities, including monitoring by a qualified biologist, to 

avoid impacts to the east. Furthermore, as set forth in mitigation measure CUM-1, the location of the EVA 

road shall be assessed during the final design review and an alignment identified that achieves the 

maximum feasible separation between the EVA road and sensitive habitat to the east, while still 

accommodating safe and efficient access for emergency vehicles.   

 

CDFW’s suggested revisions to Mitigation Measure BIO-2, which provides protections for roosting bats, has 

been incorporated in full as presented in the Section 4 (page 40 of the IS/MND) and is reflected in the 

MMRP.  

 

See also BKF Engineers’ response to comments in Attachment B-2, an updated Preliminary Storm Water 

Control Plan in Attachment B-3, and M&A’s response to comments in Attachment B-4.  

 

4. SUMMARY OF REVISIONS TO THE IS/MND  

 

Corrections and additions to the IS/MND are provided below. None of the corrections or additions affect or 

change the findings or significance conclusions of the environmental analysis in the IS/MND. New text is 

indicated in underline and text to be deleted is in strikethrough. Text changes are presented in the page 

order in which they appear in the IS/MND.  

 

Page 8 of the IS/MND 

 

First paragraph on page 8 of the IS/MND, under “Storm Drain Infrastructure" has been revised as follows: 

 

“The project would install new stormwater infrastructure throughout the project site, convey runoff 

to proposed bio-retention areas and an onsite stormwater detention chamber, and ultimately 

provide an emergency overflow release immediately south of the proposed parking lot discharge to 

a proposed outfall east of the site.” .  . .   

 

. . . “The stormwater detention chamber, located below ground in the eastern parking area, would 

provide for onsite detention and would be sized to accommodate 100 percent of the stormwater 

runoff generated by a 100-year storm event peak flows. The detention chamber is open on the 

bottom (to encourage infiltration through a rock layer and underlying soils) and enclosed on all 

other sides. The subsurface detention chamber contains an emergency overflow release system 

located near the developed portion of the site, immediately south of the proposed parking lot. The 

overflow structure is designed such that the entire subsurface detention chamber system must be 

full to capacity, and a portion of the on-site system has begun to backwater, before stored runoff 

flows out of the overflow structure and onto the surface. Discharge from the overflow system would 

only occur during storm events that exceed the 100-year precipitation volume and only once the 

chamber is full and soils are saturated. Overflow waters released to the surface would sheet flow 

diagonally across the upland grassland areas.”  

 

Second to last sentence in the second paragraph on page 8 of the IS/MND, under “Storm Drain 

Infrastructure" has been revised as follows: 
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“Self-retaining areas along west of the proposed emergency vehicle access (EVA) road, east of the 

project site, would collect stormwater runoff from the EVA road and accommodate infiltration.” 

 

Page 9 of the IS/MND 

 

Second full paragraph on page 9 of the IS/MND, under “Offsite Improvements" has been revised as follows: 

“The emergency access road would be restricted to emergency vehicles and would be available for 

pedestrian and bicycle use. The EVA road would be designed with a slight slope to the west, which 

would convey all runoff towards the west and discharge in a self-retaining area located along the 

western limit of the EVA road.”  

 

Page 36 of the IS/MND 

  

The second paragraph on page 36 of the IS/MND has been revised as follows: 

 

“Site conditions where the EVA and storm water outfall are is proposed consist of a non-native 

grassland community including Bermuda grass and large patches of the Himalayan blackberry. 

South of the project site, on the south side of Fair Way Extension is an existing drainage ditch 

(Fairway Extension Ditch), which may be classified by the Corps as water of the United States and by 

the Regional Water Quality Control Board as waters of the State. Offsite, east of the proposed EVA 

and outfall are sensitive communities including wetlands and rare plants.” 

 

Page 38 of the IS/MND 

  

The second paragraph on page 38 of the IS/MND has been revised as follows: 

“Although there is no suitable habitat that supports sensitive plant species onsite or within offsite 

improvement areas, the Calistoga popcorn flower and Napa blue grass are State and federally listed 

plant species that occur between 750 to 1,000 feet east-southeast of the nearest construction 

activity (i.e. the offsite EVA road and storm drain outfall). As such, the project will not have direct 

impact to these listed plants as none occur onsite or in offsite improvement areas. However, based 

on proximity to these sensitive plant species indirect effects of the project have been evaluated and 

identified as potentially significant.”  

The third paragraph on page 38 of the IS/MND has been revised as follows: 

“The population of popcorn flower located offsite on the former gliderport property has been well 

documented for the past eight years through an ongoing study performed by Pacific Union College 

Professor and Biologist, Aimee Wyrick-Brownworth. As part of the Biological Constraints Analysis 

performed by Monk & Associates for the proposed Veranda at Indian Springs project, Ms. Wyrick-

Brownworth was consulted for her expertise on the popcorn flower population and input on 

potential indirect effects of the project associated with the proposed storm drain outfall. Ms. Wyrick-

Brownworth noted that popcorn flower produces more seed under wet conditions and that water 

helps to disperse seeds. Thus, the discharge of treated surface runoff may be beneficial to the 

species, especially during drought years.”  

The fourth paragraph on page 38 of the IS/MND has been revised as follows: 
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“The  discharge of stormwater at the proposed outfall may have a potentially significant impact on 

the offsite populations of these plant species if stormwater is untreated. The location where the EVA 

is proposed has been subject to past disturbance associated with former Gliderport operations and 

includes non-native and invasive species. The Himalayan blackberry (Rubus armeniacus), an invasive 

weed species, with a “high” rating, occurs near the EVA road and would be removed to 

accommodate construction of the EVA. In order to avoid potentially adverse impacts to sensitive 

plant communities offsite, including the unintentional introduction or spread of invasive species, 

Mitigation Measure BIO-3 shall be implemented. Measure BIO-3 requires that the stormwater 

control plan (SWCP) be updated to eliminate the storm drain outfall east of the EVA, modify the EVA 

to direct flows to the west, away from sensitive populations, and that provisions be implemented 

during construction to address the potential introduction and spread of invasive species. enhanced 

stormwater treatment to ensure that discharge from the proposed stormwater outfall does not 

introduce contaminants to grasslands that support listed plant species. With implementation of 

measure BIO-3, potential impacts to offsite special status plant species will be reduced to a less than 

significant level.” 

 

Following the fourth paragraph, on page 38 of the IS/MND, as revised above, insert the following: 

“The CDFW maintains jurisdiction over the bed, bank, and riparian corridor of regulated water ways, 

and is presumed to include the linear stormwater drainage features offsite including the Fair Way 

Extension Ditch. Because all offsite improvements will occur outside the top of bank, a Streambed 

Alteration Agreement (SBAA) from CDFW pursuant to Section 1602 of California Department of 

Game Code, is not required of the project as proposed. However, in the event that the project’s 

offsite improvements are revised in a manner that would result in modifications to the Fair Way 

Extension Ditch, such as the installation of storm drain outfall, a CDFW Streambed Alteration 

Agreement would be required.  

The final paragraph on page 38 of the IS/MND has been revised as follows: 

“East-southeast of the proposed offsite EVA and outfall is a known wetland. Inadvertent construction 

activity proximate to the wetland could result in potentially significant impact. Although all 

construction activities are proposed to occur west of EVA, due to the proximity of the wetland to the 

east, Mitigation Measure BIO-4 has been identified.”   

 

Page 40 of the IS/MND 

  

On page 40 of the IS/MND Mitigation Measure BIO-2, is amended as follows: 

 

 “To avoid impacts to roosting pallid bats or other special-status bat species, a qualified biologist with 

documented experience conducting bat habitat assessments shall perform a bat habitat assessment 

of all trees, buildings, structures, and vehicles proposed for removal at least 30 days prior to the 

start of construction, to determine if any such structures contain suitable bat roosting habitat. If any 

buildings, structures, or vehicles contain suitable bat roosting habitat, they shall be inspected 

thoroughly, during the appropriate times of day, to determine if roosting bats are present. If 

roosting bats are present, then the qualified biologist shall develop an avoidance and minimize plan 

for CDFW review and approval prior to removal of such structures. Removal of trees containing 

suitable bat roosting habitat, and buildings, structures, and vehicles containing roosting bats  
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building removal shall only be conducted during seasonal periods of bat activity, between August 31 

and October 15, when bats would be able to fly and feed independently, and between March 1 and 

April 15 to avoid hibernating bats, and prior to the formation of maternity colonies. A biologist, one 

with at least two years of experience surveying for bats, shall conduct a preconstruction survey of 

the structures, vehicles and trees that would be impacted within 14 days prior to demolition or 

commencement of site improvement activities. If no special-status bats are found during the 

surveys, then the biologist shall provide a memo summarizing the results of the survey to the City, 

and construction activities may commence. If bat roosts are found, then a plan shall be developed 

for removal and exclusion and exclusion, in conjunction with the CDFW.   

 

If building removal of trees, buildings structures, and vehicles containing suitable roosting bat 

habitat or roosting bats, must occur outside the seasonal activity periods (i.e., between October 16 

and the end of February, or between April 2 and August 30), then a qualified biologist, shall do 

preconstruction surveys within at least 14 days prior to construction activities to of building 

demolition, and determine if there are young present (i.e., the biologist will determine if there are 

maternal roosts). If a maternity site is found, impacts to the maternity site shall be avoided by 

establishment of a fenced, non-disturbance buffer, or similar method as deemed appropriate by the 

qualified biologist, until the young have reached independence (i.e., are flying and feeding on their 

own) as determined by a qualified biologist. The size of the buffer zone shall be determined by a 

qualified biologist at the time of the surveys. If the qualified biologist finds evidence of roosting bats 

but not a maternity site or winter torpor (or hibernating) with young, then the qualified biologist a 

plan shall be developed an avoidance and minimization plan for removal and exclusion, in 

conjunction with the CDFW to review and approve prior to starting construction activities. The 

biologist shall provide the City with a report detailing the results of the survey and any 

recommendations, as warranted, required for establishment of protective buffers for bat roosts, if 

identified.” 

 

Page 41 of the IS/MND 

  

On page 41 of the IS/MND Mitigation Measure BIO-3, is amended as follows: 

 

“BIO-3: To avoid impacts to sensitive plant communities from the project’s stormwater runoff and 

EVA road, the project’s potential to introduce invasive plant species, the following measures 

shall be implemented. Enhanced treatment of the runoff discharged via the new stormdrain 

outfall shall be incorporated into the  

  

 Prepare a final stormwater control plan (SWCP) including but not limited to the following to avoid 

changes in hydrology and water quality and ensure to preserve the health of the popcorn flower and 

Napa blue grass:  

• Pollutants and contaminants shall be monitored and shall fall below detectable levels 

• Eliminate the storm drain outfall east of the EVA road pursuant to the revised project description 

• Modify the EVA to preclude runoff towards the east pursuant to the revised project description  

• Filtration shall be incorporated into all drains within the parking area to remove any oils, 

lubricant, and other fuels and liquids 

• Landscaping maintenance shall utilize only natural fertilizers and shall preclude minimize the 

application of pesticides and herbicides. 
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• All removed blackberry plants, their stems and roots shall be properly disposed of in offsite 

dumpsters to ensure the plants do not re-establish on the Gliderport property or elsewhere   

 

Prior to installing the outfall structure and initiating any work on the EVA road, a vehicle washing 

station shall be established on the project site. This washing station shall be greater than 300 feet 

from the offsite Gliderport property. All vehicles shall be washed before entering the area where 

EVA road construction will take place. This will ensure that there are no weed seeds on the 

undercarriage or wheels of the construction vehicles. Cleaning shall use high pressure water to 

remove dirt and mud from equipment. A temporary runoff containment area, lined with visqueen, 

shall be installed to collect the washdown water and allowed to evaporate such that it would not 

enter offsite areas (e.g., the Gliderport property or the Fairway Extension Ditch). Upon completion of 

the project and evaporation of washdown water, the visqueen shall be carefully folded up and taken 

to an appropriate landfill disposal site. In the unlikely event that the volume of water warrants 

discharge, the water shall be collected and deposited on either an approved landscaped area or with 

permission from the City Public Works Department, discharged into the sanitary sewer. 

 

Prior to construction of the EVA road, a qualified biologist shall survey the EVA road location and 

determine if any invasive weeds are present. If present, their locations shall be mapped with a global 

positioning system (GPS) so that locations can be targeted for future control, if necessary. (It is 

already known that Himalayan blackberry grows in the approximate location of the proposed EVA 

road.) Removal of Himalayan blackberry shall occur within and immediately adjacent to the EVA 

alignment and will need to be conducted using construction equipment to remove this dense shrub 

by its roots. This plant should be removed immediately prior to EVA road construction so it does not 

have time to re-sprout prior to road bed construction. All removed blackberry plants, their stems 

and roots shall be properly disposed of in offsite dumpsters to ensure plants do not re-establish on 

the Gliderport property or elsewhere. 

 

Oorange construction fencing and signage shall be installed along the eastern perimeter of the EVA 

road delineating the area immediately to the east-southeast as “Environmentally Sensitive Area” and 

precluding access by construction workers. All construction maps shall label this area as off limits to 

construction personnel and be labeled as “Environmentally Sensitive Area”. Location for placement 

of orange fencing shall be verified by a qualified biologist to ensure that all sensitive habitats are 

adequately protected during construction.  

 

The contractor shall ensure that any straw or hay bales used for BMPs to control sediment 

transmission come from sources that are certified free of primary noxious weeds. Other products 

such as gravel, mulch, and soil, may also carry weeds. Such products shall be obtained from 

suppliers who can provide certified weed-free materials. Sources for these weed free materials 

include KriStar Enterprises, Inc. in Santa Rosa, California for weed-free burlap straw wattles. 

 

During construction of the EVA road, soil will be managed by limiting ground disturbance to the 

minimum feasible area and implementing dust suppressants (e.g., water) to minimize the spread of 

seeds. A dust suppressant (e.g. water) will be used during construction to minimize the spread of 

weed seeds, especially during very windy days. Temporary silt and construction fences will be 

installed to demarcate the EVA road’s areas of disturbance and prevent soil erosion into the 

adjacent Gliderport during construction. Because dirt accumulating along these fences will provide a 

hospitable microsite for weed seed germination as well as capture higher densities of seeds, 
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concentrated control measures will be implemented along such structures (and any others that trap 

sand and seeds) to minimize weed population increases. 

 

Upon completion of construction work all orange fencing shall be removed. Permanent signage shall 

be installed east of the EVA road directing users to stay on the road due to environmentally sensitive 

areas to the east-southeast.” 

 

Page 47 of the IS/MND 

  

On page 47 of the IS/MND Mitigation Measure CUL-2, is amended as follows: 

 

“CUL-2  All provisions of the Monitoring Protocols and Procedures identified in the Cultural 

Resources Monitoring Plan (CRMP) prepared by Evans & De Shazo (August 20, 2019) shall be 

implemented including, but not limited to the following: 

1. Utilize qualified archaeological personnel for monitoring 

2. Monitoring may include full-time, part-time, and/or spot checks during earth-moving 

activities 

3. Monitors shall be granted authority to suspend construction work within 25 feet of a 

discovery 

4. Coordination with the Napa County Coroner, Native American Heritage Commission, and 

Most Likely Descendant is required if suspected human remains are discovered 

5. Participate with Native American Tribes including the Mishewal-Wappo Tribe of 

Alexander Valley  

6 Maintain daily log and weekly/monthly reports 

7. Carry out the Field Recordation and Mitigation Plan 

8. Curation shall be at the expense of the Project developer 

9. Artifacts shall be cataloged using protocols acceptable to the David A Fredrickson 

Archeological Collections Facility at Sonoma State University  

10. A Final CRMP shall be prepared within 90 business days following completion of ground 

disturbance and shall be submitted to the City, Mishewal-Wappo Tribe of Alexander 

Valley Lytton Rancheria, and the NWIC” 

 

Page 85 of the IS/MND 

  

On page 85 of the IS/MND under Mitigation Measure GEOTHERMAL-1, the following new text has been 

inserted: 

 

“If, during the development of this proposed project, any unknown geothermal well(s) is/are 

discovered, the Division should be notified immediately so that the newly-discovered well(s) can be 

incorporated into the records and investigated. The Division recommends that any wells found 
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during this project, and any pertinent information obtained after the issuance of this letter, be 

communicated to the appropriate county recorder for inclusion in the title information of the 

subject real property. This is to ensure that present and future property owners are aware of (1) the 

wells located on the property, and (2) potentially significant issues associated with any 

improvements near geothermal wells. 

 

No well work may be performed on any low or high temperature geothermal well without written 

approval from the Division in the form of an appropriate permit. This includes, but is not limited to, 

mitigating leaking fluids or gas from abandoned wells, modifications to well casings, and/or any 

other reabandonment work. (NOTE: The Division regulates the depth of any well below final grade 

(depth below the surface of the ground). Title 14, section 1981 of the California Code of Regulations 

states that all well casings shall be cut off at least 6 feet below grade. If any well needs to be lowered 

or raised (i.e. casing cut down or casing riser added) to meet this grade regulation, a permit from the 

Division is required before work can start.)” 

 

Page 106 of the IS/MND 

  

Mitigation Measure TRANS-2, on page 106 of the IS/MND under, has been revised as follows:  

 

. . . “The TDM Program shall be closely monitored during the first two years of operation, at which 

time the effectiveness of the Program shall be re-evaluated and modified if needed, and effective 

measures shall thereafter be made permanent and implemented for the life of the project, with 

annual monitoring reports prepared by the transportation coordinator demonstrating effectiveness 

of the program, and made available to the City upon request. The TDM Program will at least include 

the following quantifiable strategies or identify equivalent strategies:” 

 

Page 118 of the IS/MND 

  

The final paragraph on page 118 of the IS/MND has been revised as follows: 

 

“Development of the proposed project, in combination with future development in the City of 

Calistoga and County of Napa could result in long-term impacts to biological,  cultural/tribal cultural 

resources, and mineral resources (geothermal) if such resources are not properly protected. 

Protected populations of rare plants are known to occur east of the proposed offsite EVA and outfall 

improvements.” 

 

Page 119 of the IS/MND 

  

Mitigation Measure CUM-2, on page 119 of the IS/MND under, has been revised as follows:  

 

CUM-2 The applicant in coordination with the City shall prepare a habitat protection and 

management plan (the Plan) for implementation, including ongoing monitoring and 

reporting of the popcorn flower and Napa bluegrass populations. The Plan shall identify 

practices to preserve popcorn flower and Napa bluegrass populations such as returning 

historic flows of geothermal waters, management of invasive species in perpetuity, and 

recommendations regarding the potential for future designation of eastern portions of the 

former Gliderport property as a Natural Resource Preservation Area in accordance with 
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General Plan policy  OSC P1.1-4. The Plan shall be prepared and carried out under the 

direction of a qualified biologist and in coordination with the CDFW.  

 

5. FINDINGS 

 

In the course of preparing the written responses, information was generated and is presented throughout 

this document. The City of Calistoga carefully reviewed the information developed through the responses-

to-comments process and determined that the project does not meet any of the conditions under CEQA 

Section 15073.5, as outlined below.  

 

15073.5. RECIRCULATION OF A NEGATIVE DECLARATION PRIOR TO ADOPTION. 

 

a) A lead agency is required to recirculate a negative declaration when the document must be 

substantially revised after public notice of its availability has previously been given pursuant to 

Section 15072, but prior to its adoption. Notice of recirculation shall comply with Sections 15072 and 

15073. 

 

b) A “substantial revision” of the negative declaration shall mean: 

 

1) A new, avoidable significant effect is identified and mitigation measures or project revisions 

must be added in order to reduce the effect to insignificance, or 

 

2) The lead agency determines that the proposed mitigation measures or project revisions will 

not reduce potential effects to less than significance and new measures or revisions must be 

required. 

 

c) Recirculation is not required under the following circumstances: 

 

1) Mitigation measures are replaced with equal or more effective measures pursuant to 

Section 15074.1. 

 

2) New project revisions are added in response to written or verbal comments on the project’s 

effects identified in the proposed negative declaration which are not new avoidable 

significant effects. 

 

3) Measures or conditions of project approval are added after circulation of the negative 

declaration which are not required by CEQA, which do not create new significant 

environmental effects and are not necessary to mitigate an avoidable significant effect. 

 

4) New information is added to the negative declaration which merely clarifies, amplifies, or 

makes insignificant modifications to the negative declaration. 

 

d) If during the negative declaration process there is substantial evidence in light of the whole record, 

before the lead agency that the project, as revised, may have a significant effect on the environment 

which cannot be mitigated or avoided, the lead agency shall prepare a draft EIR and certify a final 

EIR prior to approving the project. It shall circulate the draft EIR for consultation and review 
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pursuant to Sections 15086 and 15087, and advise reviewers in writing that a proposed negative 

declaration had previously been circulated for the project. 

 

Based on the information in the record, neither recirculation of a revised IS/MND nor the preparation of an 

Environmental Impact Report (EIR) is required. Revisions to the project have been made that further 

minimize potential environmental impacts identified in the IS/MND and clarifying text and augments to 

mitigation measure have been added to the IS/MND and are presented herein and in the MMRP. No new 

avoidable significant effects are introduced. Consistent with the CEQA Guidelines, the added information 

presented above clarifies the analyses in the IS/MND and does not constitute a “substantial revision”.  

 

The City of Calistoga will consider the Draft IS/MND, together with this Response to Comments document, 

prior to approving the proposed project as revised.  

 

ATTACHMENTS 

The following materials are attached for reference:  

 

A. Comment Letters 

 

A-1. Department of Conservation Geological Energy Management Division (CalGem) 

A-2. California Department of Transportation (Caltrans) 

A-3. California Department of Fish and Wildlife (CDFW) 

 

B. Response to Comment Letters 

 

B-1.  W -Trans Response to Caltrans 

B-2.  BKF Response to CDFW 

B-3.  Update to Preliminary Storm Water Control Plan 

B-4.  Monk & Associates Response to CDFW 
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State of California Natural Resources Agency | Department of Conservation  
Northern District, 801 K Street, MS 18-05, Sacramento, CA 95814 


conservation.ca.gov | T: (916) 322-1110 | F: (916) 445-3319 


 


August 20, 2020 
 
Zach Tusinger 
City of Calistoga 
Planning & Building Department 
ztusinger@ci.calistoga.ca.us 
1232 Washington Street 
Calistoga, CA 94515 
 
CEQA Project:  SCH# 2020070509 
Lead Agency:  City of Calistoga 
Project Title:      The Veranda at Indian Springs 
____________________________________________________________________________ 
 
The California Geologic Energy Management Division (Division) oversees the drilling, 
operation, maintenance, and plugging and abandonment of oil, natural gas, and 
geothermal wells.  Our regulatory program emphasizes the wise development of oil, 
natural gas, and geothermal resources in the state through sound engineering 
practices that protect the environment, prevent pollution, and ensure public safety.  
Northern California is known for its geothermal energy fields, and as such, division staff 
have reviewed the above referenced documents depicting the proposed project. 
 
The purpose of this project is to demolish seven existing single-story structures onsite at 
1502, 1504, 1506, 1510, and 1522 Lincoln Avenue, Calistoga in order to add a restaurant, 
ground floor retail, pools, and public courtyard, and expand a hotel by 96 rooms. All 
are to be heated by a closed-loop geothermal system, the well(s) of which must be 
permitted by the Division before drilling commences. Streetscape improvements will 
also be made to Lincoln Avenue and Fair Way Extension, and an Emergency Vehicle 
Access (EVA) road will be extended between Fair Way Extension and Magnolia Drive. 
Entitlements include a conditional use permit for the proposed hotel use and 
geothermal use, design review, and a development agreement. This letter is provided 
as the Division’s comments on the City of Calistoga’s Mitigated Negative Declaration 
document only, and not on the design review, use permit, or development agreement. 
 
Division staff have reviewed the documents describing the proposed project area. 
There is one geothermal well within the proposed project area, API #05590146 
“Compton” 1 with status “IDLE” and type “NLT” (non-commercial low-temperature). 
 
The Division has conducted a records and map review within the proposed project 
boundary but not an on-site evaluation of any known geothermal wells located within 
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the project boundary. For future reference, one may review geothermal wells located 
on private and public land at the Division's website:  
 
https://maps.conservation.ca.gov/doggr/wellfinder/#openModal/-
122.57768/38.58027/17 
 
The local permitting agencies and property owner should be aware of, and fully 
understand, that significant and potentially dangerous issues may be associated with 
development near oil and gas, or geothermal wells. These issues are non-exhaustively 
identified in the following comments and are provided by the Division for consideration 
by the local permitting agency, in conjunction with the property owner and/or 
developer, on a parcel-by-parcel or well-by-well basis.  As stated above, the Division 
provides the above well review information solely to facilitate decisions made by the 
local permitting agency regarding potential development near a geothermal well. 
 


1. If, during the development of this proposed project, any unknown geothermal 
well(s) is/are discovered, the Division should be notified immediately so that the 
newly-discovered well(s) can be incorporated into the records and investigated.  
The Division recommends that any wells found during this project, and any 
pertinent information obtained after the issuance of this letter, be communicated 
to the appropriate county recorder for inclusion in the title information of the 
subject real property.  This is to ensure that present and future property owners are 
aware of (1) the wells located on the property, and (2) potentially significant issues 
associated with any improvements near geothermal wells. 


2. No well work may be performed on any low or high temperature geothermal 
well without written approval from the Division in the form of an appropriate 
permit.  This includes, but is not limited to, mitigating leaking fluids or gas from 
abandoned wells, modifications to well casings, and/or any other re-
abandonment work.  (NOTE: The Division regulates the depth of any well below 
final grade (depth below the surface of the ground). Title 14, section 1981 of the 
California Code of Regulations states that all well casings shall be cut off at least 
6 feet below grade. If any well needs to be lowered or raised (i.e. casing cut 
down or casing riser added) to meet this grade regulation, a permit from the 
Division is required before work can start.) 


 
 
 
Sincerely, 
 
 
 
Charlene L Wardlow  
Northern District Deputy 
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The project boundary (approximate) is delineated in purple. 
 


 
Well Location Map (source: CalGEM WellFinder*) 


 


*Data Disclaimer 


The Department of Conservation, Geologic Energy Management Division (CalGEM, 


formerly DOGGR) provides the data contained in this website for informational 


purposes. The data in this website is supplied by third parties and the content is believed 


to be reliable. However, no warranty expressed or implied is made by CalGEM 


regarding: accuracy, adequacy, completeness, legality, reliability, merchantability, 


fitness for a particular purpose, freedom from contamination by computer viruses, or 


usefulness of any information. All warranties of any kind, express or implied, including, 


but not limited to, the implied warranties of non-infringement of proprietary rights ARE 


DISCLAIMED. 
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Data provided through this website, unless statutorily required, may be updated, 


amended, or deleted at any time and without notice. The location of items may 


change as menus, homepages, and files are reorganized. CalGEM does not warrant 


that this service will be uninterrupted or error free. 


The use of the services or the downloading of information through this site is done at 


your own discretion and risk. This disclaimer of liability applies to all claims for damages 


or injury, including, but not limited to: failure of performance, error, omission, 


interruption, deletion, defect, delay in operation or transmission, computer virus, or 


unauthorized access to or alteration of data, whether for breach of contract, tortuous 


behavior, negligence, or under any other cause of action. 


Before using the services provided in this database, review the Department of 


Conservation “Conditions of Use” policy, which is incorporated by reference into this 


Data Disclaimer. 


For further information or suggestions regarding the data on this site, please contact 


CalGEM at 801 K Street, MS 18-05, Sacramento, CA 95814 or email 


CalGEMGISUnit@conservation.ca.gov. 
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Making Conservation 
a California Way of Life.


 


“Provide a safe, sustainable, integrated and efficient transportation 
system to enhance California’s economy and livability” 


 


August 25, 2020 


Zach Tusinger, Planning & Building Director 
City of Calistoga, Planning and Building 
Department 
1232 Washington Street 
Calistoga, CA 94515 


SCH # 2020070509 
GTS # 04-NAP-2020-00202 
GTS ID: 20044 
Co/Rt/Pm: NAP/29/37.27 
 
 


The Veranda Hotel at Indian Springs – Initial Study and Mitigated Declaration 
(IS/MND) 
 
Dear Zach Tusinger: 
 
Thank you for including the California Department of Transportation (Caltrans) in 
the environmental review process for the Veranda Hotel at Indian Springs 
project.  We are committed to ensuring that impacts to the State’s multimodal 
transportation system and to our natural environment are identified and 
mitigated to support a safe, sustainable, integrated and efficient transportation 
system.  The following comments are based on our review of the August 2020 
IS/MND. 
 
Project Understanding 
The project proposes to demolish seven existing single-story structures onsite to 
construct a new two-story, U-shaped building to expand the existing Resort at 
Indian Springs by approximately 80,000 square feet (s.f.).  The proposed project 
would construct and operate a 96-guest room hotel, restaurant, ground floor 
retail, pools, public courtyard, parking.  It would also include streetscape 
improvements to Lincoln Avenue and Fair Way as well as construction of an 
Emergency Vehicle Access (EVA) road extending between Fair Way and 
Magnolia Drive.  
 
This 6.97-acre project site is located in downtown Calistoga, immediately 
adjacent to State Route (SR)-29.  
 



Olivia

Typewriter
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“Provide a safe, sustainable, integrated and efficient transportation 
system to enhance California’s economy and livability” 


Highway Operations 
The proposed signalizations/restriping at intersections along SR-29, including SR-
29/Fair Way and SR-29/Foothill Blvd, require documentation to ensure that other 
alternatives besides signalization have been considered in accordance with the 
Intersection Control Evaluation (ICE) policy.  Early coordination with Caltrans is 
necessary before any mitigation measures are proposed.  For clarification on 
the ICE policy and its requirements, visit https://dot.ca.gov/programs/traffic-
operations/ice, or contact the Caltrans District 4 ICE coordinator, Whitney 
Lawrence at whitney.lawrence@dot.ca.gov. 


Travel Demand Analysis 
With the enactment of Senate Bill (SB) 743, Caltrans is focusing on transportation 
infrastructure that supports smart growth and efficient development to ensure 
alignment with State policies using efficient development patterns, innovative 
travel demand reduction strategies, multimodal improvements, and VMT as the 
primary transportation impact metric.  Caltrans commends the Lead Agency 
regarding the construction of the planned section of the Vine Trail along the 
project frontage along Lincoln Avenue. This project supports the State’s goals to 
reduce greenhouse gas emissions and improve multimodal transportation 
options for land use development. 


Caltrans also commends the Lead Agency in recommending strategies to 
reduce employee-based VMT, therefore working towards meeting the State’s 
goal of a 15-percent reduction. To further ensure that this target is met, Caltrans 
encourages the Lead Agency to provide further justification of its hotel guest 
VMT-related methodology, as well as the employee VMT-related methodology, 
particularly as it relates to the Office of Planning & Research’s (OPR) Technical 
Advisory methodology in evaluating VMT thresholds for retail/hotel uses.  Also, 
the proposed Transportation Demand Management (TDM) measures identified 
in the report should be documented with annual monitoring reports to 
demonstrate effectiveness.  


Hydraulics 
Caltrans requests further clarification regarding the post-construction drainage 
pattern in the report.  Please ensure the post-construction drainage pattern 
follows the existing pattern.  Flows to the State Right-Of-Way (ROW) should be 
metered to pre-construction levels and documentation regarding related 
calculations are required.   


 


 







Zach Tusinger, Planning & Building Director 
August 25, 2020 
Page 3 


 


“Provide a safe, sustainable, integrated and efficient transportation 
system to enhance California’s economy and livability” 


Cultural Resources 
Caltrans recommends continuing to include Mr. Scott Gabaldon, Chairperson of 
the Mishewal-Wappo Tribe of Alexander Valley, in the archaeological 
monitoring of construction phase as the project moves forward.  


Lead Agency 
As the Lead Agency, the City of Calistoga is responsible for all project mitigation, 
including any needed improvements to SR-29. The project’s fair share 
contribution, financing, scheduling, implementation responsibilities and lead 
agency monitoring should be fully discussed for all proposed mitigation 
measures.  
 
Construction-Related Impacts & Encroachment Permit 
Please be advised that any permanent work or temporary traffic control that 
encroaches onto the ROW requires a Caltrans-issued encroachment permit. The 
IS/MND indicates that a temporary encroachment onto the State ROW would 
be expected during construction on SR-29.  Note that potential impacts to the 
State ROW from project-related temporary access points should be analyzed.  
Project work that requires movement of oversized or excessive load vehicles on 
state roadways requires a transportation permit issued by Caltrans. Prior to 
construction, coordination may be required with Caltrans to develop a 
Transportation Management Plan (TMP) to reduce construction traffic impacts 
to SR-29.  For more information, and to apply, visit: 
https://dot.ca.gov/programs/traffic-operations/transportation-permits. 


 
If any Caltrans facilities are impacted by the project, those facilities must meet 
American Disabilities Act (ADA) Standards after project completion.  Please 
ensure that sidewalk on State ROW must be 6 feet wide and any driveways on 
State ROW must be in accordance with Caltrans Standard Plans.  As part of the 
encroachment permit submittal process, you may be asked by the Office of 
Encroachment Permits to submit a completed encroachment permit 
application, six (6) sets of plans clearly delineating the State ROW, six (6) copies 
of signed, dated and stamped (include stamp expiration date) traffic control 
plans, this comment letter, your response to the comment letter, and where 
applicable, the following items: new or amended Maintenance Agreement 
(MA), approved Design Standard Decision Document (DSDD), approved 
encroachment exception request, and/or airspace lease agreement. 
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“Provide a safe, sustainable, integrated and efficient transportation 
system to enhance California’s economy and livability” 


To download the permit application and to obtain more information on all 
required documentation, visit https://dot.ca.gov/programs/traffic-
operations/ep/applications. 


 
Thank you again for including Caltrans in the environmental review process. 
Should you have any questions regarding this letter, please contact Yunsheng 
Luo at Yunsheng.Luo@dot.ca.gov.  Additionally, for future notifications and 
requests for review of new projects, please email LDIGR-D4@dot.ca.gov. 
 
Sincerely, 
 


 
Mark Leong 
District Branch Chief 
Local Development - Intergovernmental Review 
 
cc:  State Clearinghouse 
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State of California – Natural Resources Agency  GAVIN NEWSOM, Governor 


DEPARTMENT OF FISH AND WILDLIFE  CHARLTON H. BONHAM, Director 


Bay Delta Region 
2825 Cordelia Road, Suite 100 
Fairfield, CA  94534 
(707) 428-2002 
www.wildlife.ca.gov 


Conserving California’s Wildlife Since 1870 


August 26, 2020  


Mr. Zach Tusinger 
City of Calistoga  
1232 Washington Street 
Calistoga, CA 94515 
ztusinger@ci.calistoga.ca.us 


Dear Mr. Tusinger: 


Subject:  The Veranda Hotel at Indian Springs, Draft Mitigated Negative Declaration, 
SCH No. 2020070509, City of Calistoga, Napa County 


In a letter dated March 24, 2020, the California Department of Fish and Wildlife (CDFW) 
responded to the City of Calistoga’s request for pre-application consultation on The 
Veranda Hotel at Indian Springs Project (Project). Since then, CDFW personnel have 
reviewed the draft Mitigated Negative Declaration (MND) for the Project and CDFW is 
submitting the following comments to inform the City of Calistoga, as Lead Agency, of 
our concerns regarding potentially significant impacts to sensitive resources associated 
with the proposed Project.  


Pursuant to the California Environmental Quality Act (CEQA), CDFW is a Trustee 
Agency and is responsible for the conservation, protection, and management of the 
State’s biological resources (Pub. Resources Code, § 21070, Cal. Code Regs., tit. 14, § 
15386). CDFW is also considered a Responsible Agency if a project requires 
discretionary approval, such as permits issued under the California Endangered 
Species Act (CESA), the Native Plant Protection Act, the Lake and Streambed 
Alteration (LSA) Program, or approval under other provisions of the Fish and Game 
Code that afford protection to the State’s fish and wildlife trust resources.  


REGULATORY REQUIREMENTS 


California Endangered Species Act 


CESA (Fish and Game Code, § 2050 et seq.) prohibits unauthorized take of candidate, 
threatened, and endangered species. Therefore, if “take” or adverse impacts to 
Calistoga popcorn flower (Plagiobothrys strictus) or Napa blue grass (Poa napensis), 
listed as threatened and endangered under CESA, respectively, or any other species 
listed under CESA cannot be avoided either during Project activities or over the life of 
the Project, a CESA Incidental Take Permit (ITP) must be obtained pursuant to Fish and 
Game Code Section 2080 et seq. However, CDFW cannot issue a CESA ITP if the 
issuance would jeopardize the continued existence of a species [Fish and Game Code, 
§ 2081, subd. (c); Cal. Code Regs., tit.14, § 783.4 subd. (b)]. Additionally, it is the policy 
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of the Legislature that public agencies like the City of Calistoga “should not approve 
projects as proposed which would jeopardize the continued existence of any 
endangered species or threatened species or result in the destruction or adverse 
modification of habitat essential to the continued existence of those species, if there are 
reasonable and prudent alternatives available consistent with conserving the species or 
its habitat which would prevent jeopardy.” [Fish and Game Code, § 2053, subd. (a)]. 
CDFW believes The Veranda Hotel at Indian Springs Project may jeopardize the 
continued existence of Calistoga popcorn flower and Napa blue grass. Therefore, 
CDFW recommends redesigning the Project to avoid direct and indirect impacts 
to these species as outlined below or providing information within the MND 
supporting an assertion that impacts would not jeopardize their continued 
existence, in addition to the below recommendations. 


Issuance of a CESA ITP is subject to CEQA; therefore, in order to issue an ITP for the 
Project, CDFW must rely on the environmental analysis contained in the Lead Agency’s 
CEQA document, including impacts, mitigation measures, and a mitigation monitoring 
and reporting program. If the proposed Project will impact any CESA-listed species, 
early consultation is encouraged, as significant modification to the Project and mitigation 
measures may be required to obtain a CESA ITP. More information on the CESA 
permitting process can be found on the CDFW website at 
https://www.wildlife.ca.gov/Conservation/CESA.  


CEQA requires a Mandatory Finding of Significance if a project has the potential to 
substantially degrade the quality of the environment; substantially reduce the habitat of 
a fish or wildlife species; cause a fish or wildlife population to drop below self-sustaining 
levels; threaten to eliminate a plant or animal community; or substantially reduce the 
number or restrict the range of an endangered, rare or threatened species (Pub. 
Resources Code, §§ 21001, subd. (c) and 21083; CEQA Guidelines, §§ 15380, 15064, 
and 15065). Impacts must be avoided or mitigated to less-than-significant levels unless 
the CEQA Lead Agency makes and supports findings and a Statement of Overriding 
Consideration (SOC). The CEQA Lead Agency’s SOC does not eliminate the project 
proponent’s obligation to comply with CESA. 


Lake and Streambed Alteration Agreement 


CDFW requires an entity to notify CDFW before commencing any activity that will divert 
or obstruct the natural flow, or change the bed, channel, or bank (which may include 
associated riparian resources) of a lake, river, or stream or use material from a 
streambed. Ephemeral and/or intermittent streams and drainages (that are dry for 
periods of time or only flow during periods of rainfall) are also subject to Fish and Game 
Code section 1602; and CDFW may require an LSA Agreement with the applicant, 
pursuant to Section 1600 et seq. of the Fish and Game Code. If the Project may include 
alterations to the “Fairway Extension Ditch” (e.g. construction of storm drain outfalls into 
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the channel), such activities are subject to Notification to CDFW, prior to conducting 
such activities. CDFW recommends that the MND include a measure requiring 
Notification to CDFW for any proposed impacts to the “Fairway Extension Ditch” 
or associated riparian habitat.  


Issuance of an LSA Agreement is subject to CEQA. CDFW, as a Responsible Agency 
under CEQA, will consider the CEQA document for the Project. The CEQA document 
should identify the potential impacts to lake, stream, or riparian resources and provide 
adequate avoidance, mitigation, monitoring, and reporting commitments for completion 
of the agreement. To obtain information about the LSA notification process, please 
access our website at https://www.wildlife.ca.gov/conservation/lsa. 


ENVIRONMENTAL SETTING  


The proposed Project is located on 6.97 acres in downtown Calistoga, immediately east 
of Lincoln Avenue and south of the Resort at Indian Springs. The former Calistoga 
Gliderport (Gliderport) property to the east overlaps with a portion of the Project site and 
consists of seasonal wetland and annual grassland habitat that supports two State and 
federally listed plant species: Calistoga popcorn flower and Napa blue grass. The 
Gliderport property may also support additional plant species including saline clover 
(Trifolium hydrophilum), Pappose tarplant (Centromadia parryi ssp. parryi), both 
California Rare Plant Rank (CRPR) 1B.2 species that are considered endangered or 
rare pursuant to CEQA guidelines section 15380 (see https://www.cnps.org/rare-
plants/cnps-rare-plant-ranks) and woolly headed lessingia (Lessingia hololeuca) and 
Brewer’s milk vetch (Astragulus breweri), CRPRs 3 and 4 respectively, which should 
also be evaluated under CEQA. 


Along the south-southeastern border of the Project site exists an ephemeral channel, 
which the draft MND refers to as the “Fairway Extension Ditch.” This channel originates 
from a street drain inlet and series of culverts, and conveys stormwater in an easterly 
direction until it outlets into a second ephemeral channel referred to as the “Diablo 
Ditch”, which flows approximately 0.45 miles before entering the Napa River. 


Most of the Project site consists of asphalt, ruderal grassland, and existing buildings 
and structures. However, the Project proposes two off-site Project related improvements 
within annual grassland habitat on the Gliderport property. 


PROJECT DESCRIPTION 


The proposed Project includes the expansion of the existing Resort at Indian Springs 
onto the 6.97-acre Project site to the south by constructing a new 96-room hotel and 
associated amenities (i.e. restaurant, bar, retail space, interior courtyard, event lawn, 
two pools with a pool‐side snack shack, parking and ancillary improvements). 
Additionally, the Project includes two off-site related improvements on the Gliderport 
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property to the east, including a paved emergency vehicle access (EVA) road and a 
storm drain outfall structure that is proposed to discharge stormwater from the Project 
site onto the Gliderport property. The EVA road would connect Fairway Drive to a 
mobile home park located east of the existing Indian Springs Resort and would be 
limited to emergency vehicle access, as well as pedestrian and bicycle access. A fence 
would be installed along the EVA road to keep people out of the Gliderport property. 
Construction would occur over an approximately 24-month period. 


COMMENTS AND CONCERNS 


Calistoga popcorn flower and Napa blue grass  


In the March 24, 2020 letter, CDFW raised concerns over the Project’s potential direct 
and indirect impacts to Calistoga popcorn flower and Napa blue grass. While the Project 
has been designed to avoid direct impacts to these species, potential indirect impacts, 
described in greater detail below, include: 1) long-term introduction of pollutants and 
harmful chemicals to habitat, 2) changes in surface or subsurface hydrology affecting 
habitat, and 3) unintentional introduction and spread of invasive plant species into 
habitat.  


Even seemingly minor alterations to the Gliderport property could result in the take1 of 
these species under CESA, potentially jeopardizing their continued existence and 
ultimately contributing to their extinction. In our letter, CDFW recommended that the 
Project’s CEQA document include a scientifically comprehensive analysis outlining the 
habitat and potential impacts to the species.  


Pollutants/Chemical Concentration and Dispersal onto the Gliderport Property 


Chemicals, pesticides, automobile fluids, and other pollutants from the parking lots, 
landscaping (including the use of natural or organic fertilizers), buildings, and other 
hardscaping that is washed into the storm drain system and not properly treated due to 
the engineering design, negligence, or system failure, could accumulate and disperse 
onto Calistoga popcorn flower and Napa blue grass habitat, resulting in potentially 
significant impacts. The draft MND proposes to implement Mitigation Measure (MM) 
BIO-3 to reduce impacts to less-than-significant:  


“Enhanced treatment of the runoff discharged via the new storm drain outfall shall be 
incorporated into the stormwater control plan (SWCP) including but not limited to the 
following to ensure the health of the popcorn flower and Napa blue grass: 


                     
1 Fish and Game Code section 86: “Take” is defined as catch, capture, kill, or attempt to hunt, pursue, catch, capture, 
or kill. 
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 Pollutants and contaminants shall be monitored and shall fall below detectable 
levels 


 Filtration shall be incorporated into all drains within the parking area to remove 
any oils, lubricant, and other fuels and liquids 


 Landscaping maintenance shall utilize only natural fertilizers and shall preclude 
the application of pesticides and herbicides.” 


The Biological Resources Constraints Analysis – The Veranda at Indian Springs – 1522, 
1510, 1506, 1502, 1504 Lincoln Ave., Calistoga, California, prepared by Monk and 
Associates, Inc., dated July 16, 2020 (henceforth referred to as the “BRCA”) mentions 
the use of a “real-time water quality monitoring system” which emits an audio alert if 
limits of pollutants and harmful chemicals are exceeded. Please clarify how such a 
system would be monitored and maintained in perpetuity to ensure pollutants and 
harmful chemicals in stormwater are not detected. Additionally, should pollutants and 
chemicals be detected, please describe how stormwater would be shut off from flowing 
into the storm drain system where it would discharge onto the Gliderport property; and 
in this instance, where would the stormwater be redirected? Furthermore, please 
provide details on how the filtration would capture the vast suite of harmful chemicals 
that could be present at the Project site, including chemicals that are water-soluble and 
difficult to remove from stormwater. To ensure that such pollutants and chemicals are 
not discharged into listed and rare plant species habitat on the Gliderport property, 
CDFW recommends that the MND: 1) provide a scientifically comprehensive 
analysis of the Project’s potential indirect impacts to the listed plant species 
including the above information, 2) provide sufficient detail in MM BIO-3 as to 
how runoff will be treated for pollutants and harmful chemicals, and 3) include a 
revised SWCP requiring that stormwater discharge be redirected to a different 
location in the event pollutants and chemicals are detected (i.e., not onto the 
Gliderport property or areas containing listed or rare plant species habitat). 


Changes in Surface or Subsurface Hydrology 


CDFW is concerned that the Project, particularly the construction of the EVA road and 
storm drain outfall on the Gliderport property, and other hardscape associated with the 
Project, would result in changes in the amount of runoff, the size of the local watershed 
where Calistoga popcorn flower and Napa blue grass occur, and unseasonal water 
discharges onto the Gliderport property, resulting in potentially significant impacts to 
listed and rare plant species.  


Based on the BRCA and The Influence of Precipitation and Soil Content on the 
Distribution and Population Status of the Calistoga popcorn flower (Plagiobothrys 
strictus) (Wyrick-Brownworth, Maxam, Maniego, Kim, and Garcia, 2018) (henceforth 
referred to as the “Report”), the draft MND concludes that additional stormwater 
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discharge onto the Gliderport property would benefit Calistoga popcorn flower because 
the species produces more seed under wet conditions and water helps disperse the 
seeds. However, the MND and Report do not support this conclusion because: 1) 
demographic data, such as actual viable seeds produced by the population per year, 
seed longevity, etc., was not collected, 2) despite the data in the Report showing that 
plants were taller in 2017, which was a wet year, the actual number of plants in 2017 
was approximately 3 to 4 times less than in the previous two monitoring years, which 
had significantly less rainfall, and 3) groundwater data was not collected. Providing 
year-round surface and groundwater flow to the areas containing Calistoga popcorn 
flower and Napa blue grass may adversely impact these species as native plants can 
be sensitive to unseasonal water application. Many of California’s plants are adapted to 
dry conditions for approximately six months without water from precipitation. Adding 
water in the summer can therefore be harmful to populations of these plants. Most 
landscaping is watered year-round or at least during the dry season, and operation of 
pools and spas could also result in additional surface water discharge during the 
summer, leading to infestations of invasive plant species (Garrett Allen pers. comm. 
with Jeb Bjerke, CDFW Botanist, August 11, 2020).  


Based on the limited information presented in the MND and Report, broad conclusions 
about the hydrological conditions that are most suitable for the Calistoga popcorn flower 
should be avoided. CDFW recommends that more experimental science be done 
on the ecology and habitat requirements of Calistoga popcorn flower and Napa 
blue grass, and the surface and subsurface hydrology of the Gliderport 
population, before any changes to the hydrology of the area can be properly 
analyzed or considered. Alternatively, hydrological modifications should be 
avoided.  


Unintentional Introduction and Spread of Invasive Plants 


CDFW is concerned about the Project’s potentially significant impacts to listed and rare 
plant species from the potential introduction and spread of invasive plants. Invasive 
plant species introduction can occur both in the short-term (e.g. from construction 
activities), as well as in the long-term (e.g. from vehicles driving on roads adjacent to 
grassland and wetland habitats). Invasive plant species are a major concern because 
they out-compete native species and can alter soil structure and chemistry, which is 
unfavorable for a habitat-narrow-endemic species, such as the Calistoga popcorn flower 
(Garrett Allen, pers. comm. with Gene Cooley, CDFW Botanist, August 10, 2020).  


For the reasons stated above, the Report’s recommendation that “A low-impact removal 
approach (for invasive plant species) could be to increase year-round surface and 
groundwater flow to the area and make the habitat unavailable to these invasive 
species” could actually adversely impact Calistoga popcorn flower and Napa blue grass. 
While year-round water may preclude some invasive plant species, it would also create 
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favorable conditions for wetland invasive plants and potentially unfavorable conditions 
for Calistoga popcorn flower and Napa blue grass, which are adapted to unique 
hydrological conditions. The proposed EVA road has the greatest potential to contribute 
to long-term dispersal and spread of invasive plant seeds. CDFW recommends that 
the EVA road be relocated away from the Gliderport property. If the proposed 
location for the EVA road is the only feasible location, then the draft MND should 
include measures pertaining to invasive plant species monitoring and control in 
perpetuity. Use of herbicides should not be used to control invasive plant species 
due to the presence of listed and rare plant species.  


Based on the foregoing, CDFW has determined that the Project, as designed, would 
require a Mandatory Finding of Significance for short-term and long-term potentially 
significant indirect impacts to Calistoga popcorn flower and Napa blue grass. Impacts 
from pollutants and harmful chemical discharge into an area containing listed and rare 
plant species, changes in surface and subsurface hydrology, and the unintentional 
introduction and spread of invasive plant species into listed and rare plant species 
habitat would have the “potential to substantially degrade the quality of the environment; 
substantially reduce the habitat of a fish or wildlife species; cause a fish or wildlife 
population to drop below self-sustaining levels; threaten to eliminate a plant or animal 
community; substantially reduce the number or restrict the range of an endangered, rare 
or threatened species [CEQA Guidelines, § 15065, subd. (a)(1)]. Due to the potentially 
significant impacts raised in this letter, an EIR would be warranted for the Project. 
However, as outlined above, CDFW cannot issue a CESA ITP for the Project if the 
issuance would jeopardize the continued existence of a species. Therefore, proceeding 
with the Project under an EIR and potential SOC could result in unauthorized impacts to 
CESA listed species. CDFW recommends redesigning the Project to avoid direct 
and indirect impacts to Calistoga popcorn flower and Napa blue grass as 
described above, and in such case an MND may be appropriate. If the Project may 
result in direct or indirect impacts to listed plant species, the CEQA document 
should include a mitigation measure requiring consultation with CDFW and 
compliance with CESA.  


Roosting bats 


The draft MND states that trees, buildings, structures, and inoperable vehicles with 
openings could provide potential bat roosting habitat. Furthermore, the draft MND 
identifies that the pallid bat (Antrozous pallidus), a California Species of Special 
Concern, could occur on the Project site, thus necessitating mitigation measures to 
ensure bat take avoidance and potentially significant impacts to the species. MM BIO-2 
requires that the Project conduct activities that could impact roosting bats during 
seasonal periods of bat activity and/or that pre-construction surveys be conducted prior 
to construction. While CDFW generally agrees with MM BIO-2, we are concerned about 
the measure’s wording; for example, it appears to only give protection to special-status 
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bat species, such as the pallid bat. Please note that Fish and Game Code section 4150 
prohibits the take of all bats, regardless of species status. Additionally, MM BIO-2 
suggests that only building removal will be conducted during seasonal periods of bat 
activity, thus not accounting for bats that could be roosting in trees, structures, or 
vehicles. As written, this could result in potentially significant impacts to special-status 
bat species. Therefore, CDFW recommends the following changes to MM BIO-2 
(amended language in bold italics, deleted language in strikethrough): 


To avoid impacts to roosting pallid bats or other special-status bat species, a qualified 
biologist with documented experience conducting bat habitat assessments shall 
perform a bat habitat assessment of all trees, buildings, structures, and vehicles 
proposed for removal at least 30 days prior to the start of construction, to 
determine if any such structures contain suitable bat roosting habitat. If any 
buildings, structures, or vehicles contain suitable bat roosting habitat, they shall 
be inspected thoroughly, during appropriate times of day, to determine if roosting 
bats are present. If roosting bats are present, the qualified biologist shall develop 
an avoidance and minimization plan for CDFW review and approval prior to 
removal of such structures. Removal of trees containing suitable bat roosting 
habitat, and buildings, structures, and vehicles containing roosting bats building 
removal shall only be conducted during seasonal periods of bat activity, between 
August 31 and October 15, when bats would be able to fly and feed independently, and 
between March 1 and April 15 to avoid hibernating bats, and prior to the formation of 
maternity colonies. A biologist, one with at least two years of experience surveying for 
bats, shall conduct a preconstruction survey of the structures, vehicles and trees that 
would be impacted within 14 days prior to demolition or commencement of site 
improvement activities. If no special-status bats are found during the surveys, then the 
biologist shall provide a memo summarizing the results of the survey to the City, and 
construction activities may commence. If bat roosts are found, then a plan shall be 
developed for removal and exclusion and exclusion, in conjunction with the CDFW.  


If removal of trees, buildings, structures, and vehicles containing suitable bat 
roosting habitat or roosting bats removal must occur outside the seasonal activity 
periods (i.e., between October 16 and the end of February, or between April 2 and 
August 30), then a qualified biologist, shall do preconstruction surveys at least within 14 
days prior to construction activities to of building demolition, and determine if there 
are young present (i.e., the biologist will determine if there are maternal roosts). If a 
maternity site is found, impacts to the maternity site shall be avoided by establishment 
of a fenced, non-disturbance buffer, or similar method as deemed appropriate by the 
qualified biologist, until the young have reached independence (i.e., are flying and 
feeding on their own), as determined by a qualified biologist. The size of the buffer zone 
shall be determined by a qualified biologist at the time of the surveys. If the qualified 
biologist finds evidence of roosting bats but not a maternity site or winter torpor (or 
hibernating) site with young, then the qualified biologist shall develop an 
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avoidance and minimization plan for CDFW review and approval prior to starting 
construction activities. a plan shall be developed for removal and exclusion, in 
conjunction with the CDFW. The biologist shall provide the City with a report detailing 
the results of the survey and any recommendations, as warranted, required for 
establishment of protective buffers for bat roosts, if identified. 


FILING FEES 


CDFW anticipates that the Project will have an impact on fish and/or wildlife, and 
assessment of filing fees is necessary (Fish and Game Code, § 711.4; Pub. Resources 
Code, § 21089). Fees are payable upon filing of the Notice of Determination by the 
Lead Agency and serve to help defray the cost of environmental review by CDFW.  


CDFW appreciates the opportunity to provide comments on the draft MND for the 
proposed Project and is available to meet with you to further discuss our concerns. If 
you have any questions, please contact Mr. Garrett Allen, Environmental Scientist, at 
garrett.allen@wildlife.ca.gov; or Ms. Karen Weiss, Senior Environmental Scientist 
(Supervisory), at karen.weiss@wildlife.ca.gov.  


Sincerely, 


 


Gregg Erickson 
Regional Manager 
Bay Delta Region 


cc:  State Clearinghouse (SCH No. 2020070509) 
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September 3, 2020 


Mr. Zach Tusinger 
Planning and Building Director 
City of Calistoga 
1232 Washington Street 
Calistoga, CA  94515 


Response to Caltrans Comments on the Initial Study and Mitigated 
Negative Declaration (IS/MND) for The Veranda at Indian Springs 


Dear Mr. Tusinger; 


This letter was prepared in response to comments contained in a letter to you from Mr. Mark Leong of Caltrans 
dated August 25, 2020 regarding to the Initial Study (IS) for The Veranda at Indian Springs.  W-Trans prepared the 
traffic impact study (TIS) for the subject project, which was used to develop the transportation section of the IS.  
Based on our review of the letter, Caltrans made three comments that are relevant to the TIS.  Following are 
responses to these three comments preceded by a summary of the comments.  The titles of the sections of this 
letter report are named to correspond to the appropriate section of the Caltrans letter. 


Highway Operations 


The first comment is that the modifications to SR 29/Fair Way and SR 29/Foothill Boulevard require preparation of 
an intersection control evaluation (ICE) report.  As stated in the TIS, there were no adverse operational effects on 
the surrounding roadway network attributed to the proposed project.  The City of Calistoga has future plans to 
install traffic signals at the intersections of SR 29/Fair Way and SR 29/Foothill Boulevard, as outlined in the City’s 
development impact fee program.  The applicant would be required to pay transportation impact fees which 
would offset the project’s cumulative effects and help fund these future intersection improvements.  Since these 
are planned improvements, not mitigations, and there is not currently a timeline for implementing these plans, 
any analysis done at this time would need to be redone at such time as the City starts the design process.  It 
therefore does not make sense for the applicant to prepare an intersection control evaluation (ICE) at this time, 
though the City should undertake this effort prior to initiating the designs to ensure that a traffic signal would be 
the most appropriate intersection control type at each location. 


Travel Demand Analysis 


The second comment is encouragement to provide further justification for the applied hotel guest and employee 
VMT methodologies and the third comment is that the proposed transportation demand management (TDM) 
strategies should be monitored annually.  The City of Calistoga has not yet adopted a policy or threshold of 
significance regarding VMT so the project was evaluated based on guidance contained in the Technical Advisory 
on Evaluating Transportation Impacts in CEQA (2018) as well as consideration of how other jurisdictions have 
chosen to assess hotel VMT.  The guest component of the hotel was treated similar to retail uses where small to 
mid-sized facilities are not expected to result in additional VMT to a region, but rather redistribute existing travel 
patterns within the region.  The proposed project is an expansion to an existing resort so on its own it does not 
include any components that would be considered an attraction that would draw new visitors to the area.  The 
expansion is therefore expected to shift where visitors choose to stay, rather than generate new demand.  Further, 
the project site is located in Downtown Calistoga, closer to tasting rooms, restaurants, and shops than other 
nearby hotels at which guests might otherwise have stayed, resulting in shorter trip lengths between these 
facilities and lodging.  For these reasons the guest component of the project was presumed to have a less-than-
significant VMT impact.  Although OPR does not provide guidance on hotel uses, the applied methodology is 
consistent with how the City of San Jose assesses hotel projects. 
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A countywide travel demand model is not yet available with VMT information so a regional baseline employment 
VMT per capita could not be obtained, nor was information for specific traffic analysis zones (TAZs) available.  
Instead, transportation demand management (TDM) measures were recommended that would reasonably be 
expected to reduce the employment VMT component of the hotel by 15 percent below unmitigated project 
conditions.  An employment-based VMT reduction was estimated for each individual measure based on 
information published in the California Air Pollution Officers Association (CAPCOA) report Quantifying Greenhouse 
Gas Mitigation Measures, CAPCOA, 2010, the location of the project site, and knowledge of transportation 
characteristics within the City of Calistoga. 


As stated in the TIS, it is recommended that the incentives offered as part of the TDM program be made available 
for the first two years of operation, after which the effectiveness of the program should be reevaluated and 
modified, if needed, though the intent is that these measures be permanent.  We support Caltrans’ comment that 
annual monitoring reports be prepared to demonstrate effectiveness of the program and recommend that this 
mitigation be added to the IS/MND. 


We hope that this information is adequate to address the comments made by Caltrans.  Please do not hesitate to 
reach out if you have any questions. 


Sincerely, 
 
 
 
Cameron Nye, EIT 
Associate Engineer 
 
 
 
Dalene J. Whitlock, PE, PTOE 
Senior Principal 


DJW/cn/CAL043-3.R2C 


 








 


 


BKF Engineers | 200 Fourth Street, Suite 300 | Santa Rosa, CA | 95401 | 707.583.8500 


BKF No. 20179057 


September 3, 2020 


 


 


Olivia Ervin 


Environmental Planner 


M-Group 


Transmitted via email 


 


 


Subject:  Response to Comments from California Department of Fish and Wildlife 


The Veranda at Indian Springs 


1512 Lincoln Avenue, Calistoga, CA 


    


Olivia, 


 


In reply to the August 26, 2020 letter (the “Letter”) from the California Department of Fish and Wildlife (CDFW) 


regarding the Veranda Hotel at Indian Springs Draft Mitigated Negative Declaration, BKF has worked with the 


applicant to revise the project site plan, in particular the location of the storm drain outfall and design of the 


Emergency Vehicle Access (EVA) road and developed responses to the concerns raised in the letter based on the 


changes to those improvements.  The information summarized below generally correspond to pages 4 through 6 


of the Letter and have been summarized in this letter for brevity. I have enclosed a revised site plan showing the re-


location and re-design of the aforementioned improvements. 


 


The most substantial design change is related to the storm drain outfall which previously may have directed water 


towards the listed plant species. It should be noted that the on-site stormwater detention system was and still is 


designed to store the volume of water generated by the 100-year design storm; the outfall from this detention 


system is only intended to release overflow water from the system to avoid flooding at the Veranda improvements.  


Discharge frequency is anticipated to be rare and extremely limited in those rare cases and will only be used to 


avoid overflowing of the detention system during very large storm events.  The outfall is not intended to provide 


complete or periodic draining of the system.  Both the location of the outfall/overflow release point and the 


configuration have been updated.  The overflow release point has been located closer to the Veranda development, 


and farther away from the listed species—approximately 800 feet from the nearest Napa blue grass population and 


over 1,000 feet from the Calistoga popcorn flower.  In addition to this increased separation, the EVA road is 


positioned between the release point and the plant population, acting as an additional small barrier to flows from 


the system. The overflow release is no longer a pipe daylighting onto a rock apron.  The release system now includes 


a concrete drainage box with a grated top (very similar to a drainage inlet box) that will fill with overflow water from 


the detention system and would overtop, discharging water to the adjacent ground surface; this system would work 


like a drainage inlet system in reverse.  


 


 


Concern: Impacts to Calistoga popcorn flower and Napa blue grass  


CDFW has concerns around Impacts to the Calistoga popcorn flower and Napa blue grass through:  


 1) introduction of pollutants and harmful chemicals to habitat 


 2) changes in surface or subsurface hydrology affecting habitat 


 3) unintentional introduction and spread of invasive plant species into habitat. 
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Responses to these concerns noted in the Letter are discussed in more detail below as well as responses to the 


Letter’s more focused concerns.  General responses to these three bullet points are provided below: 


1) All surface water from the Veranda site is directed to bioretention areas for treatment and removal of 


pollutants and harmful chemicals, and for infiltration into the groundwater table.  Water that does not 


infiltrate at the bioretention areas then flows to the stormwater detention chambers, where it is further 


encouraged to infiltrate. The detention chambers have been designed to store the volume of runoff 


generated during the 100-year design storm. When the detention chambers become full to capacity only 


then is stormwater discharged through the release system. Only overflow water from the chambers would 


be discharged via gravity flow; the project does not include any pumping to empty the chambers.  The 


release system includes an outlet pipe from the top of the chambers, connected to a concrete drainage box 


structure with a grate on the top.  The top of the grate would be set flush with the adjacent ground surface.  


Only when the chambers are full will the water flow into the outlet pipe then up and out of the top of the 


drainage box.   The project no longer includes the use of a rock outfall at the end of a daylighting pipe. The 


location of the release system has been modified to be located closer to the project area, and further away 


from the listed plant species—approximately 800 feet from the nearest Napa blue grass population and 


over 1,000 feet from the Calistoga popcorn flower.  Additional information is provided in the subsequent 


concern responses.  


2) With the revisions to the project surface and subsurface hydrology impacts from the project will be reduced 


compared with the previous project design.  Notably, the project has relocated the storm drain emergency 


overflow release point further away from the listed plant species.  Additionally, the EVA road has been re-


designed such that the surface drains towards the west, away from the listed plant species. The EVA road 


would now also act as another barrier to any sheet flow from the release system towards the listed plant 


species, which will further reduce impacts.  The release system has been revised to include a drainage box 


structure rather than a rock outfall system. The bio-treatment area that accompanied the EVA road is now 


also located on the west edge of the road, further limiting hydrologic impacts to the area containing the 


listed plants. Additional information is provided in the subsequent concern responses.  


3) Use of the EVA road is not open to the public; it is limited to first responders and the neighboring 


mobilehome park during emergency situations only--i.e., when access to the mobilehome park is not 


feasible via any other roadways, or when emergency egress from the adjacent neighborhood is required.  


The limited use of the EVA road, which will be gated, reduces the potential for transport of invasive species 


near the listed plants. In addition, I understand that the Mitigation and Monitoring Program includes 


monitoring for invasive species. Additional information is provided in the subsequent concern responses. 


 


 


Concern: Pollutants/Chemical Concentration and Dispersal onto the Gliderport Property 


To ensure pollutants and chemicals are not discharged into listed rare plant species habitat on the Gliderport property, 


CDFW recommends that the MDN: 


1) provide a scientifically comprehensive analysis of the Project’s potential indirect impacts to the listed plan 


species 


 2) provide sufficient detail in MM BIO-3 as to how runoff will be treated for pollutants and harmful chemicals 


 3) Include a revised SWCP requiring that stormwater discharge to redirected to a different location in the event 


pollutants and chemicals are detected 


 


Response:  


1) Recent design modifications have been made to further reduce the likelihood of indirect impacts due to 


hydrologic changes and invasive species transport; these modifications are described in detail below. 


2) As provided in the Stormwater Control Plan, the project includes a number of features intended to reduce 


pollutant and chemical loads from the runoff generated on the impervious surfaces of the project site.  


Response: 







 


 


Bioretention areas, designed in conformance with the requirements stated in the Bay Area Stromwater 


Management Agencies Association (BASMAA), are incorporated throughout the project site.  All new 


impervious surface areas are graded to drain to an appropriately-sized bioretention area for bio-treatment 


prior to entering into the on-site storm drain system.  These bioretention areas are comprised of specific 


vegetation planted in a uniquely-designed soil medium to provide effective stromwater treatment by 


filtering pollutants and sequestering them within the soil layer.  Pollutants and chemicals within the runoff 


is processed through biological action in the soil, rending the pollutants less toxic or absorbing the toxic 


material completely. The use of the bioretention areas as prescribed in the BASMAA design manual is an 


accepted form of compliance with the National Pollutant Discharge Elimination System (NPDES) permit, for 


which the City of Calistoga is a permit holder.  


3) In addition to the bioretention areas used to treat all of the surface runoff from the project site, the project 


also includes an underground storm water detention chamber system, located underneath the main parking 


lot.  The purpose of this system is to create void space below the parking lot to store runoff generated from 


the site while infiltration of the runoff into the groundwater table is encouraged and discharging waters to 


the surface is discouraged. The chamber system, which is open on the bottom and enclosed on all other 


sides, has been sized to detain the 100 year design storm volume.  To encourage infiltration, a layer of 


drainage rock is placed below the chambers; both the drainage rock, as well as a native soils, will allow for 


the infiltration and downward movement of the captured runoff. For smaller events, no discharge from this 


system is anticipated, as all water directed to the chambers will be infiltrated or stored until the ground is 


able to infiltrate the runoff. This infiltration of the runoff into the underlying soils further helps to reduce 


pollutant loads.  For larger events (events in excess of the 100 year storm) or for significant, concurrent 


events, the soils underlying the chambers may become saturated and unable to infiltrate water for a 


prolonged period of time.  Once the underlying soils are saturated and the void space created by the 


chambers is filled with runoff, only then will the chamber system need to discharge waters back to the 


surface.  This discharge should not be thought of as a routine, reoccurring discharge, but rather as an 


emergency overflow release system needed to avoid the surcharging of the on-site storm drain system 


during storm events exceeding the 100-year design storm, or during large, concurrent storm events where 


the ground is currently saturated and infiltration is temporarily unachievable. On a previous version of the 


project design, this emergency overflow release system was located northeast of the development, on the 


east side of the EVA road.  Recent revisions to the design have been made to locate this emergency overflow 


release system away from listed plant species and nearer to the developed portion of the site.  The overflow 


structure has been positioned such that the entire chamber system must be full to capacity, and a portion 


of the on-site system has begun to backwater, before stored runoff is able to flow out of the overflow 


structure and onto the surface.  Overflow waters released back to the surface would then following the 


existing topography, which slopes in a southeast direction towards Fair Way Extension.  Flows across Fair 


Way Extension would sheet flow generally towards Fair Way Extension drainage ditch.  The existing cross-


section of Fair Way Extension lends itself to allowing sheet flow across the road, and is not expected to act 


as a dam or barrier to sheet flow. The length of flow path between the overflow release structure and the 


ditch is approximately 130 feet; the overflow release structure is located approximately 800 feet from the 


closest Napa blue grass and over 1,000 feet from the closest Calistoga popcorn flower. It should be noted 


that during conditions requiring use of the emergency overflow release system that the area containing the 


listed plant species would also be experiencing limited infiltration and potential ponding due to the large 


storm event, regardless of the proposed development. 


  


 


 


 


 







 


 


Concern: Changes in Surface or Subsurface Hydrology  


Adding water to native plant species in the summer can be harmful. Most landscaping is watered year-round or at 


least during the dry season, and operation of pools and spas could also results in additional surface water discharge 


during the summer, leading to infestations of invasive plant specifies.   
 


Response: Overflow water from pools and spas is directed to a dry well immediately adjacent to the proposed 


parking lot; this water is not directed to the storm drain system and would not flow through the emergency overflow 


release system and has no practical way to reaching the area containing the list plant species.  The dry well directs 


this pool and spa overflow water into the ground for infiltration and eventual inclusion into the ground water table. 


Excess water from landscape irrigation and/or any other non-storm water sources all have upstream infiltration 


opportunities (both in the bio-retention areas and in the stormwater detention chambers, to which all surface water 


is directed) which would effectively remove the potential non-storm water from the site to outfall from the 


emergency overflow release system during dry-weather conditions.  Additionally, as noted above, the new location 


for the emergency overflow release system is approximately 800 feet from the closest Napa blue grass, over 1,000 


feet from the closest Calistoga popcorn flower, and is over 130 feet away from the Fair Way Extension Ditch, when 


measured along the overland flow path between the overflow release point and the ditch.   


 


 


Concern: Unintentional Introduction and Spread of Invasive Plants 


The proposed EVA road has the greatest potential to contribute to long-term dispersal and spread of invasive plant 


seeds. CDW recommends that the EVA road be relocated away from the Gliderport property. If that proposed location 


for the EVA road is the only feasible location, then the draft MDN should include measures pertaining to invasive plant 


species monitoring and control in perpetuity.  
 


Response: The proposed EVA road is located in a way that provides the most effective, straight-forward emergency 


escape and emergency vehicle ingress route. This road is not intended for use except for during emergencies that 


preclude the use of the surrounding roadways, such as during a fire.  The amount of vehicle use of this road will be 


very limited.  Additionally, the revised design of this road includes grading of the road to direct runoff from the 


surface to the west edge of the road, further limiting the potential transport of invasive species away from the listed 


plant species to the east of the road.  The self-retaining area, or an area for bio-treatment of the runoff from the 


EVA road, is now also located along the west edge of the road, positioning the project impacts still further from the 


listed plants to the east.  


 


 


Please let me know if you have any questions about these responses.  


 


 


Sincerely, 


BKF Engineers 


 


 


_______________________________ 


Becky Dower, PE 


Engineering Manager 
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I. Project Data  


Table 1. Project Data 


Project Name/Number The Veranda at Indian Springs 


Application Submittal Date September 2, 2020 


Project Location  1502/1504/1506/1510 Lincoln Avenue 


Calistoga, CA 95415 


Project Phase No. N/A 


Project Type and Description Commercial Hotel 


Total Project Site Area (acres) ±7.3 acres 


Total New and Replaced Impervious Surface Area ±6.0 acres 


Total Pre-Project Impervious Surface Area ±5.0 acres 


Total Post-Project Impervious Surface Area ±6.0 acres 


II. Setting 


II.A. Project Location and Description 


The proposed Veranda at Indian Springs will include a 


hotel and commercial retail area, two pools, three hot 


tubs, a restaurant, a bar, a pool-side snack bar, and 


associated site improvements. The project will disturb 


approximately 7.3 acres of land on the northeast corner 


of Gerard Avenue and Lincoln Avenue. The site is 


currently developed with the Glider Port Airfield and 


currently has several small commercial buildings and 


warehouses on it; the existing improvements will be 


demolished to support the proposed project. 


II.B. Existing Site Features and Conditions 


The site in its existing condition consists of asphalt parking lots, gravel roads, and grassy areas that are 


often disturbed by vehicle traffic. Storm water generally flows southeast towards the drainage ditch 


(‘Merchant Ditch”) on the south of the site. 


The project does not propose work offsite in environmentally sensitive areas and is properly setback 


from the wetlands area east of the site. Therefore, the project is not anticipated to need a “Clean 


Water Certification” from the Regional Water Quality Control Board. 


The Geotechnical Engineer report prepared by Reese and Associates in July of 2014 reports that 


ground water was measured at approximately 7.5 to 9 feet below the existing ground surface. During 


an on-site subsurface conditions exploration in April of 2016, the geotechnical engineer reported that 


the soil on site was generally characterized as “Sandy Silt” and “Sandy Clay,” which is typically 
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classified as lying in hydrologic soil group “D” having an infiltration rate of approximately 0.00 to 


0.05 inches per hour. 


II.C. Opportunities and Constraints for Storm Water Control 


An opportunity with this project site is the relatively flat slope allows for installation of flat 


bioretention facilities. Constraints include limited drainage options due to the impacted ditch on the 


southern end of the site and limited grading options due to the built nature of most of the 


surrounding areas. 


III. Low Impact Development Design Strategies 


III.A. Optimization of Site Layout 


III.A.1. Limitation of development envelope 


The development envelope has been limited to the maximum extent practicable. 


III.A.2. Preservation of natural drainage features 


Grading on the site will continue to flow towards the drainage ditch on the southern end of the site. 


III.A.3. Setbacks from creeks, wetlands, and riparian habitats 


The project limit of work is properly setback from the wetlands area to the east of the site. 


III.A.4. Minimization of imperviousness 


Impervious surfaces have been limited to the maximum extent practicable. Significant amounts of 


landscaped areas are proposed with this development.  


III.A.5. Use of drainage as a design element 


A project Landscape Architect has been retained to design attractive water efficient landscaping best 


suited on the surface of storm water treatment facilities. The Storm Water Control Plan Exhibit 


reflects the proposed geometry and location of each storm water treatment facility. The project 


proposes self-retaining areas instead of bioretention areas along the emergency access road. 


III.B. Use of Permeable Pavements 


The use of permeable pavements is not currently anticipated with this development.  


III.C. Dispersal of Runoff to Pervious Areas 


Dispersal of runoff to pervious areas is utilized to the maximum extent practicable. 


III.D. Storm Water Control Measures 


This project proposed to integrate storm water treatment facilities which capture site runoff during 


light precipitation events in accordance with the objectives of the Bay Area Storm Water 


Management Agencies Association (BASMAA) Post Construction Manual: Design Guidance for Storm 


Water Treatment and Control for Projects in Marin, Sonoma, Napa, and Solano Counties (January 2019). 
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Storm water treatment facilities will double as storm water detention facilities to attenuate runoff due 


to the presence of impervious surface area on site. Preliminary calculation indicate that the treatment 


areas will be capable of storing as much as 10,000 cubic feet of storm water runoff. 


IV. Documentation of Drainage Design 


IV.A. Descriptions of each Drainage Management Area 


See Appendix for descriptions of drainage management areas. 


IV.B. Tabulation and Sizing Calculations  


IV.B.1. Table 2. Information Summary for Bioretention Facility Design 


Total Project Area: ±7.3 acres 


Average Annual Precipitation: ±37 inches 


BMPs Designed For: Treatment Only 


IV.B.2. Areas Draining to Bioretention Facilities  


See Appendix for treatment calculations. 


V. Source Control Measures 


V.A. Site activities and potential sources of pollutants 


BKF Engineers does not anticipate significant potential for pollutants on the project site. The sources 


listed in the table below are taken from the BASMAA Post Construction Manual: Design Guidance for 
Storm Water Treatment and Control for Projects in Marin, Sonoma, Napa, and Solano Counties 


V.B. Sources and Source Control Measures 


The project is not anticipated to create substantial new pollutant sources.  Table 3 below summarizes 


the potential pollutant sources and associated control measures.  


Table 3. Sources and Source Control Measures 


Potential source of  


runoff pollutants 


Permanent  


source control BMPs 


Operational 


source control BMPs 


On-site storm drain 


inlets 


Mark all inlets with a “No Dumping – 


Flows to River” message 


Maintain and periodically repaint or 


replace inlet markings. 


V.C. Features, Materials, and Methods of Construction of Source Control BMPs 


To be determined at time of construction. 
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VI. Storm Water Facility Maintenance 


VI.A. Ownership and Responsibility for Maintenance in Perpetuity 


The applicant commits to execute any necessary agreements and/or annex into a fee mechanism in 


accordance with local requirements. The applicant will accept responsibility for operation and 


maintenance of facilities until that responsibility is formally transferred. 


Storm water treatment facilities described in this report will be owned and maintained in perpetuity 


by the owner of the subject property. The applicant will accept responsibility for interim operation 


and maintenance of the facilities until such time as this responsibility is formally transferred to 


subsequent owners. 


VI.B. Summary of Maintenance Requirements for Each Storm Water Facility 


Routine maintenance is needed to ensure that flow is unobstructed, that erosion is prevented, and 


that soils are held together by plant roots and are biologically active. Typical maintenance may consist 


of the following: 


• Inspect outlets/outfalls for erosion or plugging 


• Inspect side slopes for evidence of instability or erosion and correct as necessary 


• Examine the vegetation to ensure that it is healthy and dense enough to provide filtering and 


to protect soils from erosion. Replenish mulch as necessary, remove fallen leaves and debris, 


prune large shrubs or trees, and mow turf areas. Confirm irrigation is adequate and not 


excessive. Replace dead plants and remove noxious and invasive vegetation. 


See the attached sample Inspection and Maintenance Checklist for Bioretention Facilities for additional 


maintenance information. 


VII. Construction Plan Checklist 


Table 4. Construction Plan Checklist 


Storm Water 


Control Plan  


Page # Source Control or Treatment Control Measure See Plan Sheet #s 


Attachments 


Best Management Practices (BMP) sizes as specified and 


designed to capture and route drainage from areas 


delineated on Exhibit. 


Storm Water Control 


Plan Exhibit 


Attachments 
On-site drainage inlets to be marked with “No 


Dumping” message. 


Storm Water Control 


Plan Exhibit 


 
Plant selection to minimize irrigation, minimize use of 


fertilizers and pesticides, and for pest resistance. 


Refer to Landscape 


Drawings 


VIII. Certifications 


The preliminary design of storm water treatment facilities and other storm water pollution control 


measures in this plan are in accordance with the BASMAA Post-Construction Manual: Design Guidance 
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for Stormwater Treatment and Control for Projects in Marin, Sonoma, Napa, and Solano Counties (January 


2019). 







ATTACHMENTS 


 
Vicinity Map 


 


Storm Water Control Plan Exhibit 
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The Veranda at Indian Springs


BKF Engineers


September 2020


Area 1 31,225 Hardscape 1 31,225 Sizing Minimum Proposed


Area 1 10,335 Landscape 0.1 1,034 Factor Facility Facility


Area 1 13,040 Roof 1 13,040 Size (sf) Size (sf)


45,299 0.04 1,812 2,215


Area 2 7,185 Hardscape 1 7,185 Sizing Minimum Proposed


Area 2 1,950 Landscape 0.1 195 Factor Facility Facility


Area 2 8,835 Roof 1 8835 Size (sf) Size (sf)


16,215 0.04 649 675


Area 3 6,225 Hardscape 1 6,225 Sizing Minimum Proposed


Area 3 2,145 Landscape 0.1 215 Factor Facility Facility


Area 3 7,765 Roof 1 7,765 Size (sf) Size (sf)


14,205 0.04 568 605


Area 4 10,265 Hardscape 1 10,265 Sizing Minimum Proposed


Area 4 1,120 Landscape 0.1 112 Factor Facility Facility


Area 4 0 Roof 1 0 Size (sf) Size (sf)


10,377 0.04 415 450


DMA 


Name


DMA 


Area (sf)


Post-project 


Surface Type


DMA Runoff 


Factor


DMA 


Area x 


Runoff 


Factor


Facility Name


IMP 3


Total --->


Facility Name


IMP 4


Total --->


DMA 


Area x 


Runoff 


Factor


Post-project 


Surface Type


DMA Runoff 


Factor


Facility Name


IMP 1


DMA 


Area x 


Runoff 


Factor


Total --->


DMA 


Area (sf)


DMA 


Name


Post-project 


Surface Type


DMA Runoff 


Factor


Total --->


DMA 


Area x 


Runoff 


Factor


DMA 


Name


DMA 


Area (sf)


Post-project 


Surface Type


DMA Runoff 


Factor Facility Name


IMP 2


DMA 


Name


DMA 


Area (sf)
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September 2020


Area 5 7,680 Hardscape 1 7,680 Sizing Minimum Proposed


Area 5 8,080 Landscape 0.1 808 Factor Facility Facility


Area 5 1,385 Roof 1 1,385 Size (sf) Size (sf)


9,873 0.04 395 425


Area 6 7,040 Hardscape 1 7,040 Sizing Minimum Proposed


Area 6 9,870 Landscape 0.1 987 Factor Facility Facility


Area 6 9,440 Roof 1 9440 Size (sf) Size (sf)


17,467 0.04 699 940


Area 7 4,075 Hardscape 1 4,075 Sizing Minimum Proposed


Area 7 6,755 Landscape 0.1 676 Factor Facility Facility


Area 7 8,840 Roof 1 8840 Size (sf) Size (sf)


13,591 0.04 544 1,245


Area 8 4,325 Hardscape 1 4,325 Sizing Minimum Proposed


Area 8 7,425 Landscape 0.1 743 Factor Facility Facility


Area 8 3,885 Roof 1 3,885 Size (sf) Size (sf)


8,953 0.04 358 645


DMA 


Area x 


Runoff 


Factor


DMA 


Name


DMA 


Area (sf)


Post-project 


Surface Type


DMA Runoff 


Factor


DMA 


Area x 


Runoff 


Factor


Facility Name


IMP 6


Total --->


DMA 


Name


DMA 


Area (sf)


Post-project 


Surface Type


DMA Runoff 


Factor


DMA 


Area x 


Runoff 


Factor


Total --->


DMA 


Name


DMA 


Area (sf)


Post-project 


Surface Type


Facility Name


IMP 8


Total --->


DMA Runoff 


Factor


DMA 


Area x 


Runoff 


Factor


Facility Name


IMP 7


Total --->


DMA 


Name


DMA 


Area (sf)


Post-project 


Surface Type


DMA Runoff 


Factor


Facility Name


IMP 5
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Area 9 28,700 Hardscape 1 28,700 Sizing Minimum Proposed


Area 9 2,945 Landscape 0.1 295 Factor Facility Facility


Area 9 0 Roof 1 0 Size (sf) Size (sf)


28,995 0.04 1,160 1,260


Area 10 25,970 Hardscape 1 25,970 Sizing Minimum Proposed


Area 10 5,795 Landscape 0.1 580 Factor Facility Facility


Area 10 565 Roof 1 565 Size (sf) Size (sf)


27,115 0.04 1085 1,155


Area 11 25,055 Hardscape 1 25,055 Sizing Minimum Proposed


Area 11 6,125 Landscape 0.1 613 Factor Facility Facility


Area 11 565 Roof 1 565 Size (sf) Size (sf)


26,233 0.04 1,049 1,270


Area 12 8,380 Hardscape 1 8,380 Sizing Minimum Proposed


Area 12 925 Landscape 0.1 93 Factor Facility Facility


Area 12 0 Roof 1 0 Size (sf) Size (sf)


8,473 0.04 339 340


DMA 


Name


DMA 


Area (sf)


Post-project 


Surface Type


DMA Runoff 


Factor


DMA 


Area x 


Runoff 


Factor


Facility Name


IMP 9


Total --->


DMA 


Name


DMA 


Area (sf)


Post-project 


Surface Type


DMA Runoff 


Factor


DMA 


Area x 


Runoff 


Factor


Facility Name


IMP 10


Total --->


DMA 


Name


DMA 


Area (sf)


Post-project 


Surface Type


DMA Runoff 


Factor


DMA 


Area x 


Runoff 


Factor


Facility Name


IMP 11


Total --->


DMA 


Name


DMA 


Area (sf)


Post-project 


Surface Type


DMA Runoff 


Factor


DMA 


Area x 


Runoff 


Factor


Facility Name


IMP 12


Total --->
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Area 13 3,035 Hardscape 1 3,035 Sizing Minimum Proposed


Area 13 335 Landscape 0.1 34 Factor Facility Facility


Area 13 0 Roof 1 0 Size (sf) Size (sf)


3,069 0.04 123 135


Area 14 7,210 Hardscape 1 7,210 Sizing Minimum Proposed


Area 14 0 Landscape 0.1 0 Factor Facility Facility


Area 14 0 Roof 1 0 Size (sf) Size (sf)


7,210 0.5 3,605 3,925


Area 15 3,095 Hardscape 1 3,095 Sizing Minimum Proposed


Area 15 0 Landscape 0.1 0 Factor Facility Facility


Area 15 0 Roof 1 0 Size (sf) Size (sf)


3,095 0.5 1548 1,610


Area 16 18,395 Hardscape 1 18,395 Sizing Minimum Proposed


Area 16 0 Landscape 0.1 0 Factor Facility Facility


Area 16 0 Roof 1 0 Size (sf) Size (sf)


18,395 0.5 9198 9,780


DMA 


Name


DMA 


Area (sf)


Post-project 


Surface Type


DMA Runoff 


Factor


DMA 


Area x 


Runoff 


Factor


Facility Name


IMP 15


Total --->
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Total --->
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Post-project 
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DMA Runoff 


Factor
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Area x 
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Factor
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Total --->
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Area (sf)


Post-project 


Surface Type


DMA Runoff 


Factor


DMA 


Area x 


Runoff 


Factor


Facility Name


IMP 16


Total --->
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Area 17 1,475 Hardscape 1 1,475 Sizing Minimum Proposed


Area 17 125 Landscape 0.1 13 Factor Facility Facility


Area 17 0 Roof 1 0 Size (sf) Size (sf)


1,488 0.04 60 125


Area 18 645 Hardscape 1 645 Sizing Minimum Proposed


Area 18 95 Landscape 0.1 10 Factor Facility Facility


Area 18 0 Roof 1 0 Size (sf) Size (sf)


655 0.04 26 95


DMA 


Name


DMA 


Area (sf)


Post-project 


Surface Type


DMA Runoff 


Factor


DMA 


Area x 


Runoff 


Factor


Facility Name


IMP 17


Total --->


DMA 


Name


DMA 


Area (sf)


Post-project 


Surface Type


DMA Runoff 


Factor


DMA 


Area x 


Runoff 


Factor


Facility Name


IMP 18


Total --->







Version 11 November 2008 


Stormwater Facility Operation and Maintenance Fact Sheet 


 


► BIORETENTION AREAS 


These facilities remove pollutants primarily by filtering runoff slowly through an active layer of soil. 
Routine maintenance is needed to ensure that flow is unobstructed, that erosion is prevented, and 
that soils are held together by plant roots and are biologically active. Typical maintenance consists of 
the following:  


 Inspect inlets for channels, exposure of soils, or other evidence of erosion. Clear any 
obstructions and remove any accumulation of sediment. Examine rock or other material 
used as a splash pad and replenish if necessary.  


 Inspect outlets for erosion or plugging. 


 Inspect side slopes for evidence of instability or erosion and correct as necessary. 


 Observe soil at the bottom of the swale or filter for uniform percolation throughout. If 
portions of the swale or filter do not drain within 48 hours after the end of a storm, the 
soil should be tilled and replanted. Remove any debris or accumulations of sediment. 


 Confirm that check dams and flow spreaders are in place and level and that 
channelization within the swale or filter is effectively prevented. 


 Examine the vegetation to ensure that it is healthy and dense enough to provide filtering 
and to protect soils from erosion. Replenish mulch as necessary, remove fallen leaves and 
debris, prune large shrubs or trees, and mow turf areas. When mowing, remove no more 
than 1/3 height of grasses. Confirm that irrigation is adequate and not excessive. Replace 
dead plants and remove noxious and invasive vegetation. 


 Abate any potential vectors by filling holes in the ground in and around the swale and by 
insuring that there are no areas where water stands longer than 48 hours following a 
storm. If mosquito larvae are present and persistent, contact the Marin/Sonoma 
Mosquito and Vector Control District for information and advice. Mosquito larvicides 
should be applied only when absolutely necessary and then only by a licensed individual 
or contractor.  


 







 


 


Stormwater IMP Inspection and Maintenance Log 


 


Facility Name 
 


Address 
 


Begin Date        End Date 
 


 


Date IMP ID# IMP Description Inspected 


by: 


Cause for 


Inspection 


Exceptions Noted Comments and  


Actions Taken 


       


       


       


       


       


       


       


       


       


 


Instructions: Record all inspections and maintenance for all treatment IMPs on this form. Use additional log sheets and/or attach extended 
comments or documentation as necessary. Submit a copy of the completed log with the annual independent inspectors’ report to the municipality, and 
start a new log at that time. 


 IMP ID# — Always use ID# from the Operation and Maintenance Manual. 


 Inspected by — Note all inspections and maintenance on this form, including the required independent annual inspection. 


 Cause for inspection — Note if the inspection is routine, pre-rainy-season, post-storm, annual, or in response to a noted problem or complaint. 


 Exceptions noted — Note any condition that requires correction or indicates a need for maintenance. 


 Comments and actions taken — Describe any maintenance done and need for follow-up. 
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September 3, 2020 
 
California Department of Fish and Wildlife 
Region 3, Bay and Delta Region 
2825 Cordelia Road Suite 100 
Fairfield, California 94534 
 
Attention: Mr. Garrett Allen 
 
RE:  Response to Comments 


The Veranda Hotel at Indian Springs, Draft Mitigated Negative Declaration 
SCH No. 2020070509, City of Calistoga, Napa County, California 


 
Dear Mr. Allen: 


1.  INTRODUCTION  


On behalf of the City of Calistoga, Monk & Associates, Inc. (M&A) is responding to California 
Department of Fish and Wildlife’s (CDFW) August 26, 2020 comment letter (Letter) for the 
Veranda Hotel at Indian Springs, SCH No. 2020070509, City of Calistoga, Napa County, 
California. Since receiving the Letter, M&A has worked with the City, their contract planner 
Metropolitan Planning Group, and the project engineers BKF, to address your concerns related to 
the project design. As a result of the Letter, the applicant has redesigned its stormwater control 
system to address your concerns about the project’s potential impact on offsite endangered plant 
species, specifically the Calistoga popcorn flower (Plagiobothrys strictus) and Napa bluegrass 
(Poa napensis). We provide details below. 


2.  REDESIGN OF THE STORMWATER CONTROL SYSTEM 


The applicant has revisited the location of the proposed outfall structure and determined that this 
outfall structure is unnecessary since the proposed stormwater treatment system is a system of 
underground, open-bottomed chambers that will fully-capture stormwater and surface runoff and 
allow this runoff to percolate through a rock layer down into the ground in conformance with the 
Bay Area Stormwater Management Agencies Association (BASMAA) requirements. This 
chamber system has enough capacity to contain flows from a 100-year storm event while 
allowing captured water to percolate into the soil in between storms thereby freeing up storage 
capacity in the chambers. Thus, the outfall is no longer necessary and the applicant removed it 
from the proposed project.  
 
Under the proposed stormwater capture system design, the only discharge that would be 
necessary would be when a hydrologic event results in precipitation greater than a 100-year 
storm event. In this case, an emergency overflow pipe would direct this discharge within the 
project site boundaries and west of the proposed EVA road (see BKF’s attached exhibit). This 
treated discharge would flow in a southeasterly direction toward the existing Fairway Extension 
(road) across the project site’s upland grassland areas and percolate into the ground. Water 
would never reach the offsite gliderport nor the special-status plants since the EVA road is 
positioned between the release point and the plant population, acting as an additional barrier to 



Olivia

Typewriter
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flows from the system. Water may reach the Fairway Extension (road) during periods of heavy 
rainfall, where precipitation is greater than a 100-year storm event. However, during such heavy 
rainfall, the ground would already be saturated and water would already be flowing across the 
landscape toward the road and the drainage ditch on the opposite side of this road. In general, it 
is unlikely that the project’s stormwater releases would travel as far as the Fairway Extension 
since stormwater releases would be minimal due to the size of the underground containment 
system and the rarity of the greater than 100-year storm event. Please see the explanation of the 
stormwater capture system provided by BKF in a separate attachment.  
 
Based on the project’s redesign of the stormwater outfall system, which will maintain the 
baseline hydrological conditions on the gliderport property and not discharge anywhere thereon, 
there is no evidence indicating that the project would have an indirect (or direct) impact on the 
state and federally listed Napa bluegrass and Calistoga popcorn flower.  


3.  NO NEED FOR A SECTION 1602 AGREEMENT 


The Letter states that “CDFW recommends that the MND include a measure requiring 
Notification to CDFW for any proposed impacts to the “Fairway Extension Ditch” or associated 
riparian habitat.”  The project would not result in any impacts to the Fairway Extension Ditch 
(e.g., installation of an outfall structure on the bank). Therefore, it would not be necessary for the 
project to notify the CDFW pursuant to Section 1602 of California Fish and Game Code because 
there would be no project-related impacts to this drainage, its bed, bank or channel. If there were 
any changes to the proposed project and it became necessary to impact this drainage, a 
Notification would be submitted to CDFW prior to proceeding.  


4.  CONSTRUCTION OF THE EVA ROAD AND CONCERNS ABOUT SPREAD OF 
INVASIVE PLANT SPECIES 


During the project team’s recent meetings on this project, it was determined that the EVA road 
cannot be moved to another location because its location is imperative for emergency vehicle 
access and alternate entrance/exit in times of emergency. However, the road design has been 
modified to slope towards the west so that runoff on the road drains towards the west and away 
from the Gliderport. Additionally, the project’s “self-retaining areas,” or bioswales, will now be 
constructed on the west side of the EVA road and will no longer be constructed on the gliderport 
side of the EVA road. Please see the revised exhibit prepared by BKF for the EVA road, 
attached.  
 
The Letter discusses the project’s potential for introduction and spread of invasive plants. 
Specifically, the Letter says that CDFW recommends that the EVA road be relocated away from 
the Gliderport property but if it cannot be, if the proposed location is the only feasible location, 
then the draft MND should include measures pertaining to invasive plant species monitoring and 
control in perpetuity. In response to this concern the project is incorporating several weed 
prevention methods that will be followed both during project construction and during the life of 
the project as detailed below. These measures to ensure that invasive weed species do not 
become established on the project site or the adjacent Gliderport Property will be discussed in 
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the Habitat Protection and Management Plan which is a requirement of Cumulative Mitigation 
Measure-2. 


4.1  Invasive Weed Control During Project Construction 


Prior to construction of the EVA road, a biologist will survey the EVA road location and 
determine if any invasive weeds are present. Their locations will be mapped with a global 
positioning system (GPS) so that their locations can be targeted for future control if necessary. It 
is already known that Himalayan blackberry (Rubus armeniacus), an invasive weed with a 
“high” rating on the California Invasive Plant Inventory, grows in the approximate location of 
the proposed EVA road. This plant will be removed with large equipment to remove this dense 
shrub by its roots. This plant is required to be removed immediately prior to EVA road 
construction so it does not have time to re-sprout prior to road bed construction. All removed 
blackberry plants, their stems and roots should be properly disposed of in offsite dumpsters to 
ensure the plants do not re-establish on the gliderport property or elsewhere. Other invasive weed 
control methods during construction include: 
 


 Set up a vehicle washing station well away from (greater than 300 feet) the offsite 
gliderport property. All vehicles will be washed before entering the area where EVA road 
construction will take place. This will ensure that there are no weed seeds on the 
undercarriage or wheels of the construction vehicles. Cleaning should use high pressure 
water to remove dirt and mud from equipment. A runoff containment area, lined with 
visqueen, would collect the water and water would be allowed to evaporate such that it 
would not enter offsite areas (e.g., the gliderport property or the Fairway Extension 
Ditch). Upon completion of the project and evaporation of wash water, the visqueen will 
be carefully folded up and taken to a landfill disposal site. In the unlikely event that the 
volume of water warrants discharge, the water would be collected and deposited on either 
an approved landscaped area or with permission from the City Public Works Department, 
discharged into the sanitary sewer.  


 
 Soil will be managed by limiting ground disturbance to the minimum feasible area and 


implementing dust suppressants (e.g., water) to minimize the spread of seeds. A dust 
suppressant (e.g., water) will be used during construction to minimize the spread of weed 
seeds, especially during very windy days. Temporary silt and construction fences will be 
installed to help demarcate the EVA road’s areas of disturbance and prevent soil erosion 
into the adjacent gliderport during construction. Because dirt accumulating along these 
fences will provide a hospitable microsite for weed seed germination as well as capture 
higher densities of seeds, concentrated control measures will be implemented along such 
structures (and any others that trap sand and seeds) to minimize weed population 
increases. 


 
 The contractor will ensure that any straw or hay bales used for BMPs to control sediment 


transmission come from sources that are certified free of primary noxious weeds. Other 
products such as gravel, mulch, and soil, may also carry weeds. Such products will be 
obtained from suppliers who can provide certified weed-free materials. Sources for these 
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weed free materials include KriStar Enterprises, Inc. in Santa Rosa, California for weed-
free burlap straw wattles. 
 


 The Habitat Protection and Management Plan which is a requirement of Cumulative 
Mitigation Measure-2 will also include long-term management, maintenance, and 
monitoring that will be necessary to ensure that invasive species do not become a 
problem onsite or on the adjacent gliderport property. 


5.  CHANGES IN SURFACE OR SUBSURFACE HYDROLOGY 


The CDFW is concerned that the project, particularly the construction of the EVA road and 
storm drain outfall on the Gliderport property and other hardscaped areas associated with the 
project would result in changes in the amount of runoff and impacts on the offsite Napa 
bluegrass and Calistoga popcornflower. As stated above, the EVA road has been re-engineered 
so that road drains away from the gliderport and towards the project site. Additionally, the 
project’s “self-retaining areas,” or bioswales, will now be constructed on the west side of the 
EVA road, the project site side and will no longer be constructed on the gliderport side of the 
EVA road. Please see the revised exhibit prepared by BKF for the EVA road attached.  
 
Also, as stated earlier, the stormwater outfall has been removed from the gliderport property. The 
stormwater containment system has been redesigned so that it no longer includes an outfall but 
rather an emergency overflow release pipe and this pipe will daylight immediately south of the 
proposed parking lot. There will not be any discharges onto the Gliderport property. Finally, the 
project’s stormwater treatment system has been engineered to hold flows for a 100-year storm 
event and thus, any releases onsite will be rare while the ground, including the aforementioned 
species, is already saturated. Therefore, the project, as revised will not result in changes to the 
offsite hydrology and there will be no indirect (or direct) impacts to offsite rare plants.  


6.  ROOSTING BATS 


Thank you for your edits to Mitigation Measure BIO-2 dealing with bats. We have incorporated 
your changes into the MMRP.  
 
This completes our response to your questions/comments. If you require additional information, 
please do not hesitate to contact me at Sarah@monkassociates.com. Thank you for your time and 
attention to this project. 
 
Sincerely, 
 
 
 
 
Sarah Lynch 
Senior Associate Biologist 
 
Attachments:  BKF Engineer’s Revised Overall Utility Plan (Sheet C3.0) 
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NEW LOCATOIN
FOR EMERGENCY
STORMWATER
OVERFLOW
RELEASE
(RELEASES WATER
TO GROUND
SURFACE)


APPROX. 130'


NEW GRADING
APPROACH ON EVA
ROAD, DIRECTING
SURFACE DRAINAGE TO
THE WEST SIDE OF
ROAD. SELF-RETAINING
BIO-TREATMENT AREA
NOW LOCATED ALONG
WEST EDGE OF ROAD.


RECENT DESIGN REVISIONS 
RESPONSE TO AUGUST 29, 2020 CDFW LETTER
EXHIBIT DATED SEPTEMBER 3, 2020





