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1. Q. Is there a low resolution graphic or video of Lake Berryessa from east to west? 
 
A. Napa County does not have this readily available. Many pictures of Lake Berryessa are available in the public 
domain and interested parties are encouraged to obtain on their own. 
 
2. Q.  I have viewed hard copy panels of Monticello, Steele Canyon, and Spanish Flat. Are these available in digital 
format? 
 
A. Napa County currently does own requested information. If the County is able to acquire requested information, 
the information will be posted on Dropbox and the County will announce the addition via addendum. 
 
3. Q. Do you know the flow dynamics and capacities of the Steele Canyon water and wastewater improvements? 
What are the costs associated with improvements? 
 
A. The flow dynamic and capacity for Steele Canyon Water and Wastewater is designed based on 70 Equivalent 
Dwelling Units (EDU’s); Costs in 2012 for water improvements was $365,217 and $1,011,236 for wastewater 
improvements. Please be advised that the cost information from 2012 and is no longer valid. Additional relevant 
information has been added and can be found on the Dropbox site (attachment 20) within the document titled “Steele 
Canyon Water and Wastewater Information”. An amended list of attachments (Section L) can be found on 
Attachment A of this Addendum No. 3 
 
4. Q.  Is there enough power at Putah Creek and where is it located? 
 
A. A three phase line-in is available at the street. 
 
5 Q.  What is the lake elevation today (12-13-17)?  This question goes to why there are two different zones for 
development. 
 
A. Lake elevation on 12-13-17 was 430 feet above sea level; 440 feet is the point at which water goes over the 
spillway (glory hole). 455 feet is what is referred to as the surcharge zone – that is the point in which water goes over 
the dam. The historical highest elevation of the lake was 446.5 feet. 
 
6 Q.  Between current lake level and 455 feet elevation, its allowed to build a structure that is “waterproofed”.  So the 
real permanent developable sites are above 455 feet? 
 
A. Correct, most options are above 455 feet. Current and future management at Lake Berryessa from the perspective 
of the USBR is managed by the 2006 Visitors Services Plan Record of Decision. In that plan, it identifies those 
facilitates that are acceptable at 440 to 455 feet; and basically what the requirements and specifications and 
limitations are for development based on elevation. 
 
7. Q.  At Putah Creek, how many acres are there above 455 feet elevation? 
 
A. 137.84 acres – A full chart of all areas can be found in Section C of the RFII document. 
 
8. Q.  What is the lake elevation in drought years? 
 
A. In 2016, the elevation was below 400 feet elevation. 
 
9. Q.  How do the boat ramps relate to lake elevation level? 



 

 
A. According to a 2014 Lake Berryessa Field Office survey of the then existing ramps, the boat ramp at Steele 
Canyon is estimated at 395 feet of elevation and goes out of service at 399 feet. At Putah Canyon, the bottom of the 
main ramp is estimated at 401 feet and goes out of service at 405 feet with a single additional lane that extends an 
unknown distance. 
 
10. Q. What is the permitting process with the Bureau and/or County? 
 
A. Permitting will be run through the County permitting process – and also through Army Corps of Engineers and/or 
other oversite agencies – such as the Bay Area Air Quality Management District, for example, where applicable. 
Napa County’s Development Review Process and Permit Process flowcharts have been added to the list of attached 
documents on the Dropbox site as Attachment 28, “Napa County Development Review Process Flowchart” and 
Attachment 27, “Napa County Permit Process Flowchart”. An amended list of attachments (Section L) can be found 
on Attachment A of this Addendum No. 3. The USBR will be looking at projects for environmental impacts under 
the National Environmental Policy Act (NEPA). Considerable work has already been done by the USBR on the 
environmental impact process. 
 
11. Q. The boat ramp at Monticello Shores was very wide. In order to bring it back to the previous width, under 
County management, will environmental permitting be California Environmental Quality Act (CEQA) or NEPA? 
 
A. As the underlying landowner and as a bureau of the United States Government, Reclamation is required to follow 
the provisions of the National Environmental Policy Act (NEPA). Consequently any action proposed to be 
undertaken by Reclamation, its assigns or agents will need to be studied as per the requirements of that act and 
associated legislation. Reclamation is responsible for final NEPA documentation and would need to approve any 
contractors that would be hired to prepare NEPA documents. 
 
Working with the County of Napa and the BOR, consultant firms will be selected to prepare the NEPA/CEQA 
document on behalf of the Concession Contractors or Managing Partners which will require final approval by 
Reclamation and the County of Napa. Concessionaires will need to go through both processes, but Napa County and 
Reclamation intend to integrate their project review and approval processes so that redundancy in document 
preparation and review/approvals is eliminated. The County intends to work with the concessionaire through the 
process and provide staffing resources to help navigate the planning and NEPA/CEQA processes. 
 
The County has an interest in development at the lake and intends to work with concessionaires through process 
completion. It is hard to know exactly what the final planning and NEPA/CEQA processes are going to look like, 
because the interest and physical improvement ideas are unknown at this point. Upon receipt and selection of the 
improvement plans from the Concessionaires, the County of Napa and BOR will be able to chart the proper course 
for project approvals. 
 
12. Q.  Is the spit at Berryessa Point natural or man-made? 
 
A. It is man-made with fill from when Knoxville Road was constructed. 
 
13. Q. It seems there is a lot of repair that needs to happen with the retaining walls hold the spit, can the spit be 
removed? 
 
A. Theoretically yes. Although prior to the lake being filled there was a high spot where the spit ends, the idea was 
that if the mainland was connected to the high spot, it would create more protection for the area and essentially 
waterfront property that extends out into the lake. Previous use was RV sites. Erosion is a potential concern and will 
need to be addressed as part of future plans. 
 
14. Q. How big was the marina at Berryessa Point? 
 
A. Approximately 450 slips. 



 

 
 
15. Q.  Is there a road into the northern side of Spanish Flat? 
 
A. No. 
 
16. Q. Is there water and sewer at Spanish Flat? 
 
Spanish Flat Water District is able to provide water to the area. The Water District does not have capacity to handle 
any additional waste water treatment. 
 
17. Q.  Where is the water treatment plant at Spanish Flat? 
 
A. North of the main entrance, there is a road that goes as far as the treatment plant. 
 
18. Q. What kind of financial incentives (if any) are the County willing to offer for development & operations? Or 
what kind of financial structure is the county seeking for a new marina/resort to be developed? In order for us to 
conduct our due diligence and financial underwriting it would be helpful to know what the County is seeking and we 
can determine if we can make it work…or if we need to propose alternative structure(s) that create a financially 
feasible project 
 
A. Financial incentives such as the deferral of and/or delay of franchise fees may be considered and are subject to 
consideration on a case by case basis and dependent on the necessary capital investment in a concession area. In any 
event such incentives could only be considered as part of the RFP process, and not at this stage. 
 
19. Q. How will water & sewer hook ups and ongoing metering in the future be charged for a new marina/resort to go 
in at Steele Canyon? Is there a pre-determined rate for the future marina/resort…or is there a "pro-rata" formula in 
place? Can you please point us in the right direction for the "Napa Berryessa Improvement District" that was 
mentioned on the site tour? 
 
A. Please see Question and Answer number 3. 
 
20. Q.  Will the County allow long-term cabin rentals in the future? In addition to weekend/short term rentals, we are 
wondering if more "seasonal" rentals would be allowed so someone can rent out a cabin for an entire summer (3-4 
months), or even longer if desired by someone. 
 
A. Seasonal use may be allowed as long as terms and conditions are in place to ensure compliance with subpart H of 
43 CFR 429. Reclamation is prepared to entertain proposals for seasonal use. 
 
21. Q.  Will Napa County allow for sub-concession operators for specific services like restaurants and boat rentals? 
For example…it is our understanding that the Bureau of Reclamation does not allow Markley Cove to have sub-
concessions and any business operations at the marina have to be with the main proprieter/marina operator. 
 
A. Yes, the County would have the ability to allow for sub-concession operators. 
 
22. Q.  For our financial underwriting…can we assume market-rate costs with us being able to go out to bid, or will 
the County require any new construction/development of future resorts/marinas to be done under prevailing wage? 
Unless any government subsidy is provided from the County, prevailing wage should not come into play…but we 
would rather seek clarity on this item rather than assume. 
 
A. If the County is able to offer financial incentives, in the form of reduced franchise fee payments for a set duration 
for example, the development of the sites would most likely require prevailing wage. Specific terms of each 
concession contract may play a part in deciding whether or not prevailing wage is applicable so we are not able to 
provide better clarity at this time. 



 

 
 
23. Q.  How does the county envision future permitting to be handled? We understand likely CEQA (and even 
NEPA) permitting may need to come in due to development being right on the water…but does the county plan to 
assist with expediting permitting as best as it can within its jurisdiction as the lead agency, and help with 
communication with any other outside state/federal agencies (like Regional Water Quality Control Board and Army 
Corps.)? Often times private applicants/developers to those agencies get bogged down in their review 
processes/timelines…but we are wondering if the County plans to help push along where possible with 
understanding the rebuilding/revitalization of the Lake Berryessa marinas/resorts is a "private-public partnership" to 
bring the asset that is Lake Berryessa back to life for the County? 
 
A. Please see Question and Answer numbers 10 and 11. Napa County does plan to assist with the permit process 
internally. Additionally, Napa County can assist with facilitating communication and the permitting process with 
outside agencies when and where possible. It does need to be noted that the County does not hold the authority to 
influence 
outside permitting agencies. The County has an interest in development at the lake and intends to work with 
concessionaires through process completion. 
 
24. Q.  Are there CAD/base/topo files available from the County we can share with our engineers/design team for the 
marinas? 
 
A. USBR has supplied 2’ topo maps and the maps have been added to the list of attached documents on the Dropbox 
site as Attachments 22-26. An amended list of attachments (Section L) can be found on Attachment A of this 
Addendum No. 3 
 
25. Q.  Is “Willy’s Cove” going to be included with the Steele Canyon resort concession opportunity? 
 
A. The cove in question is not included in the current boundaries of Steele Canyon Recreation Area. The 2006 
Visitor Services Plan Record of Decision identified that cove to be designated as a non-motorized zone in the future. 
 
26. Q.  Would it be possible to extend water and sanitary sewer utilities from Steele Canyon to Spanish Flat by way 
of relatively short connections beneath the water? The channel separating the two concession areas may only be 
about 1,500 feet wide. 
 
A. It is possible and is an option that could be explored in discussion with the Napa Berryessa Resort Improvement 
District (NBRID) in regard to capacity and related infrastructure as well as in discussion with Napa County and 
Reclamation regarding permitting, design, and construction. If there appears to be interest in this option as a result of 
the RFII process, Napa County can pursue the topic with NBRID and USBR. 
 
27. Q.  What is the policy going to be if a bidding team wants to make changes to a resort site that is different from 
what the BOR has envisioned for that site? 
 
• What is the approval process?  Do change have to be reviewed by the BOR or does Napa County control all 

elements of the process? 
• If Napa County controls the approval, who approves changes to the quantity and type of amenities? 
• Is Napa County going to adhere to the ROD or allow each resort to determine it’s own quantity and type of 

amenities? 
 
A. The 2006 Visitor Services Plan Record of Decision (VSPROD) was focused on future development that supports 
short-term, traditional, non-exclusive, and diverse recreation opportunities. The Record of Decision permitted future 
concession contractors to consider a wide array of facilities, with some restrictions based on elevation and applicable 
health, safety, and building codes, and without specific numbers of amenities identified. In 2015 Reclamation 
developed a series of site plans and recently completed an environmental analysis (EA) of the associated 
infrastructure development. These plans and the associated EA were in support of a 2015 solicitation that did not 



 

result in any selected bidders. These plans and the associated EA are available for the use of future concession 
contractors, but are not required. For proposed uses that fail to meet the “short-term, traditional, non-exclusive, and 
diverse,” rubric included in the VSPROD Reclamation and Napa County would need to determine if the proposal(s) 
are appropriate and if they would trigger additional site-specific environmental analyses. 
 
28. Q. Will long term concession agreements be agreeable to the County and USBR? 
 
A. Potentially yes. The term of each concession contract will be based on the specific business model. For example, 
longer terms may be approved when specific business and financial justification supports that term, i.e. that an 
appropriate development or use requires a certain amount of time to be developed and then to operate in order to 
constitute a reasonable business opportunity. The County has requested discussion of a 55 year term plus one 10 year 
extension for development that requires a significant infrastructure investment. 
 
29. Q. Are site maps available? 
 
A. Yes, please see the Ragatz Report, document number 1 on the list of attachments.  
https://www.dropbox.com/sh/x778uq2alz23vnf/AAAyv_lyC7JRTq52SXaJkOzAa?dl=0 
 
30. Q. How did the site names get choses and would there be an option to rename them? 
 
A. The site names were chosen in 2013 with input from the public and the Lake Berryessa Community Forum. 
Reclamation developed new site names that future concession operators may use, in whole or in part, to market or 
emphasize specific recreation services provided at these areas. Reclamation has no objection to specific facilities and 
amenities at these recreation areas having distinct names, such as Joe’s Marina at Steele Canyon Recreation Area, in 
order to more effectively market them. 
 
31. Q. Will structural and aesthetic design elements be at the discretion of the concessionaire? 
 
A. All designs and construction must comply with applicable Federal, State, and local environmental and historic 
preservation laws and regulations and building code requirements. Where required and before construction, building 
permits must be obtained from local authorities by the concessionaire. Reclamation and Napa County expect that 
developers would want to develop facilities in areas they manage around a unified aesthetic theme. Reclamation 
requires that all facilities in partner managed concession areas be harmonious in form, line, color, and texture with 
the surrounding landscape. 
 
32. Q. Will room rates, rental rates, sales prices, etc… be at the discretion of the concessionaire? 
 
Reclamation, by entering into a managing partner agreement, would delegate the approval of rates for services, food, 
lodging, and merchandise to Napa County, subject to Reclamation’s review. Rates charged by concessionaires for 
services, food, lodging, and merchandise, etc…, should be based on charges for comparable facilities, services, and 
merchandise provided by the private sector in similar situations. Reclamation and Napa County recognize that fees 
may vary through the year to address holiday, peak season, and off-season demand. Fees may vary based upon the 
perceived quality of the food, lodging, merchandise, or service. 
 
33. Q. Would a land swap be allowable?  In other words, could the land area within a resort area be increased if 
another vacant site is decreased? 
 
A. Adjustment to the boundaries of the concession areas could be considered on a case by case basis. 
 
34. Q. Will there be price control on goods and services sold as was previously the case with the BOR and federal 
requirements? 
 
Please see Question and Answer number 32. 
 



 

 
35, Q. Will the BOR require that their “Design Guidelines" be adhered to? 
 
A. Please see Question and Answer number 31 
 
 
36. Q. If not, how will the County oversee design review? 
 
A. Napa County does not have (aesthetical) design review standards for the subject properties. However, the 
environmental review process includes evaluation of aesthetics. 
 
37. Q. Is the NEPA review process going to be required for any of the sites? 
 
A. As the underlying landowner and as a bureau of the United States Government, Reclamation is required to follow 
the provisions of the National Environmental Policy Act (NEPA). Consequently any action proposed to be 
undertaken by Reclamation, its assigns or agents will need to be studied as per the requirements of that act and 
associated legislation. Reclamation is responsible for final NEPA documentation and would need to approve any 
contractors that would be hired to prepare NEPA documents. 
 
38. Q. Previously, the BOR had undergone NEPA for 4 of the 5 sites and as a result had tight restrictions on the 
development plan for these sites. How will that be managed now and if one deviates from the previous NEPA 
approved use and configurations will this require NEPA or CEQA review and process? 
 
A. The level of analysis is directly tied to the proposed activity. For developments  that fit within the footprint of the 
NEPA analyses conducted at the five sites, developers would be able to start development very quickly. For proposed 
development that differs from the proposals studied in the 2017 Environmental Assessment, additional NEPA study 
would need to be conducted to address and identify the impacts associated with that proposed action. 
 
39. Q. If so, who will fund such process and how long is it expected to take? 
 
A. Reclamation will provide review and final documentation, but the costs associated with conducting the study will 
be funded by the developers. The length of time is directly tied to the level of study that needs to be conducted. 
Proposed actions with major impacts or that are of greater complexity could require a year to complete the 
appropriate level of study including all of the analyses needed to fully assess the potential impacts. The length of 
time it takes a consultant to complete the environmental document is dependent on the firm and complexity of the 
proposed action. However, Reclamation Natural Resources Specialist team will perform timely review to provide 
feedback and guidance. 
 
40. Q. Thereafter, what will the building permit process be? 
 
A. Building permits will be issued according to the Napa County Planning, Building and Environmental Services 
Department process. A flowchart showing the Napa County permit process has been added to the list of attached 
documents on the Dropbox site as Attachment 27, “Napa County Permit Process Flowchart”. An amended list of 
attachments (Section L) can be found on Attachment A of this Addendum No. 3.  Both Reclamation and Napa 
County are committed to conducting as much of the NEPA analysis and the permitting process concurrently as is 
possible in order to minimize the time between proposal and implementation. 
 
41. Q. How soon will we see the Managing Partner Agreement between BOR and the County? 
 
A. It is the goal of both Napa County and BOR to have a managing partner agreement in place by the end of April 
2018. 
 
42. Q. How will water & sewer hook ups and ongoing metering in the future be charged for a new marina/resort to go 
in at Steele Canyon? Is there a pre-determined rate for the future marina/resort…or is there a "pro-rata" formula in 



 

place? Can you please point us in the right direction? 
 
A. Please see Question and Answer No. 3. Currently there are no commercial rates for hook up or ongoing metering. 
Based on responses to the RFII, Napa County may commence conversations with NBRID if there appears to be 
interest. For starters, the most current residential rate sheet has been added to the list of attached documents on the 
Dropbox site as Attachment 21, “Napa Berryessa Resort Improvement District Rate Sheet”. An amended list of 
attachments (Section L) can be found on Attachment A of this Addendum No. 3 
 
Addendum No. 3, Attachment A 
January 10, 2018 
Lake Berryessa –Napa County, CA Available Concession Areas Request for Information and Interest 
 
Section L is hereby amended to read in its entirety: 
 
L. List of attachments 
Due to the large file size of attached documents to this RFII, the contents of the attachments can be retrieved and 
downloaded via Dropbox.com.  Please follow the link below: 
 
https://www.dropbox.com/sh/x778uq2alz23vnf/AAAyv_lyC7JRTq52SXaJkOzAa?dl=0 
 
1. Ragatz Realty Report on Lake Berryessa (2017) 
2. Bureau of Reclamation-Record of Decision Future Use and Operations of Lake Berryessa (2006) 
3. Previous Reclamation Prospectus Documents 
4. Bureau of Reclamation-Financial Feasibility Analysis (2015) 
5. Bureau of Reclamation- Future Recreation Use and Operations at Lake Berryessa (2005) 
6. Kleinfelder-Environmental Compliance and Facility Condition Assessment (2002) 
7. Bureau of Reclamation-Assessment of Market Conditions for Lake Berryessa (2014) 
8. Lake Berryessa-Water Carrying Analysis (1988) 
9. Visit Napa Valley-2016 Visitor Profile 
10. Visit Napa Valley-2016 Visitor Economic Impact 
11. Lake Berryessa Boater Recreation Study (1998) 
12. Lake Berryessa Markey Survey (1997) 
13. Lake Berryessa Traffic Counts (2000) 
14. Lake Berryessa Shoreline Trail Management (2012) 
15. Lake Berryessa Intern Outreach Survey (2015) 
16. Lake Berryessa Chamber Brochure (2007) 
17. Bureau of Reclamation Manual Directives and Standards LND 04-02 
18. Bureau of Reclamation Manual Policy P 02 
19. Area of Operation and Assigned Land 
20. Steele Canyon Water and Wastewater Information 
21. Napa Berryessa Resort Improvement District Residential Rate Sheet 
22. Putah Canyon Topography Map 
23. Monticello Shores Topography Map 
24. Berryessa Point Topography Map 
25. Spanish Flat Topography Map 
26. Steele Canyon Topography Map 
27. Napa County Permit Process Flowchart 
28. Napa County Development Review Flowchart 
 
The following link shall serve as an electronic attachment:   
 
https://www.usbr.gov/mp/nepa/nepa_projdetails.cfm?Project_ID=29586 
 


