3.0 COMMENTS AND RESPONSES TO COMMENTS ON THE DRAFT AND REVISED DRAFT EIR

LETTER 151: DONNA AND JERRY SILVERBERG, RESIDENTS

Response 151-1: The commentor is opposed to the project but does not raise any specific
issues relating to the Draft EIR. This comment will be forwarded to the Placer
County Planning Commission and Board of Supervisors for consideration.
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LETTER 152: CHRIS HANKE, RESIDENT

Response 152-1: The commentor is referred to Master Responses 3.4.6 (Consideration of
Impacts to the Tahoe Basin), 3.4.7 (Adequacy of the Cumulative Setting
and Impact Analysis in the Draft EIR), and 3.4.10 (Adequacy of the Traffic
Impact Analysis) regarding concerns relating to traffic, loss of wildlife and
increased air pollution. The commentor states that the plan lacks details,
but fails to identify any inadequacies in the Draft EIR. The Draft EIR provides
an extensive impact analysis associated with the project based on
technical reports, mapping, and review by qualified professionals.
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LETTER 153: JANICE CONOVER, RESIDENT

Response 153-1:

The commentor is referred to Master Responses 3.4.4 (Water Supply Effects
of the Project) and 3.4. 7 (Adequacy of the Cumulative Setting and Impact
Analysis in the Draft EIR), as well as Section 4.7 (Hydrology and Water
Quality) of the Draft EIR regarding concerns relating to impacts on
watersheds. The commentor is referred to Section 4.9 (Biological Resources)
of the Draft EIR for a discussion about bears and migratory birds. The native
black bears (Ursus americanus) are considered common wildlife since they
are not protected by state or federal endangered species acts or by the
California Department of Fish and Game. The commentor is referred to
pages 4.9-41 through -51 for a discussion of impacts to bears and other
common wildlife. The commentor is referred to pages 4.9-62 through -67 for
a discussion of impacts to nesting naptors and other migratory birds. In
response to the commentors request to identify impacts to insects, CEQA
does not cover impacts to insects. Regarding the consideration of golf
courses as open space, the Placer County General Plan allows recreational
uses in their Open Space Land Designation. The County considers the Draft
EIR adequate for the purposes of CEQA.
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LETTER 154: PAUL EGGERS, RESIDENT

Response 154-1:

The commentor is referred to Section 4.9 (Biological Resources) of the Draft
EIR regarding concerns relating to impacts on wildlife, plantlife and wetland
habitat. The commentor is referred to pages 4.7-30 through -37 in Section
4.7 (Hydrology and Water Quallity) of the Draft EIR for a discussion of water
quality impacts resulting from construction activities and County policies
and implementation measures to protect perennial and intermittent
streams. Proposed Martis Valley Community Plan Policies 9.D.4 and 9.E.3
specifically promote the retention of native vegetation and prohibit the use
of non-native vegetation along waterways. The commentor is referred to
Master Response 3.4.10 (Adequacy of the Traffic Impact Analysis) for a
discussion of how Interstate 80 would be affected by the plan. Comment
noted. This comment will be forwarded to the Placer County Planning
Commission and Board of Supervisors for consideration.
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LETTER 155: JEFF HATCH, RESIDENT

Response 155-1:

Response 155-2:

Response 155-3:

Response 155-4:

Comment noted. Since no specific comments regarding the adequacy of
the Draft EIR were made, no further response is required.

Comment noted. This comment will be forwarded to the Placer County
Planning Commission and Board of Supervisors for consideration.

Comment noted. This comment will be forwarded to the Placer County
Planning Commission and Board of Supervisors for consideration.

The commentor is opposed to the project. The commentor also requests
that the County prepare a revised Draft EIR and recirculate it to the public.
The County considers the Draft EIR and Revised Draft EIR adequate for
consideration of the project and consistent with the requirements of CEQA.
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LETTER 156: DEANNA WEBER/STEPHANIE GRIGSBY, DESIGN WORKSHOP

Response 156-1:

Response 156-2:

Response 156-3:

Response 156-4:

Response 156-5:

Comment noted. The commentor is referred to Master Response 3.4.10
(Adequacy of the Traffic Analysis).

Mitigation Measure MM 4.12.4a (Draft EIR page 4.12-35) does not specify or
limit the height of light fixtures. The following edits are made to the Draft EIR
to fix this error.

Pages 2.0-109 (Table 2.0-1) page 8.0-15 (Table 8.0-1), the following text
changes are made to Mitigation Measure MM 4.12 4a:

“MM 4.12.4a Outdoor light fixtures for subsequent non-residential
areas (such as commercial and recreation areas) shall
be low-intensity, shielded and/or directed away from
residential areas and the night sky. All light fixtures shall
be limited te-15feet in height and shall be installed and
shielded in such a manner that no light rays are emitted
from the fixture at angles above the horizontal plane.
High-intensity discharge lamps, such as mercury, metal
halide and high-pressure sodium Ilamps shall be
prohibited. Lighting plans shall be provided as part of
improvement plans to the County with supporting
documentation that adjacent residential areas will not
be adversely affected and that offsite illumination will
not exceed 1-foot candles from project sources. “

Current nighttime lighting provided at the Northstar-at-Tahoe Ski Resort is
noted. Light fixtures associated with providing adequate lighting for
nighttime activities at ski resorts typically involve substantial light fixtures that
can generate substantial “sky glow” conditions. Given the visibility of
Northstar within the Plan area (see Photo 4.12-3 on Draft EIR page 4.12-2),
the requested change to Mitigation Measure MM 4.12.4e is not
recommended.

Comment noted. The project description in an EIR is intended to describe
the project evaluated, rather than an evaluation of project impacts. Table
6.0-1 of the Revised Draft EIR provides a comparison of visual impacts of
Proposed Land Use Diagram to the Existing Martis Valley General Plan Land
Use Map.

Comment noted. The following text changes are made to the Draft EIR:
Pages 3.0-33, the following text changes are made to the first bullet:
“New roadway interconnection associated with connecting Big Springs

Drive with the future Highlands Drive SaxwmillElat Read within the Northstar-
at-Tahoe resort community.”
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Response 156-6:

Response 156-7

Response 156-8

Response 156-9

Response 156-10

Response 156-11

Response 156-12

Response 156-13

Response 156-14

Response 156-15

This specific statement is in reference to the fact that there is no current
application for development on this property at the time of the release of
the Draft EIR.

The provision of information associated with proposed reductions in the
number of developable units is noted. Tables 3.0-2 through 3.0-5 of the
Draft EIR specifically note the assumed number of dwelling units within
Northstar at buildout under the land use map options.

As cited in Tables 4.2-12, 4.2-14, 4.2-16 and 4.2-18 of the Draft EIR, the
information used consists of review of employment factors and data
provided by the Town of Mammoth Lakes, Town of Vail as well as the Placer
County Mitigation Agreement associated with the Northstar-at-Tahoe Ski
Resort.

The commentor is referred to Master Response 3.4.10 (Adequacy of the
Traffic Impact Analysis).

As specifically noted on Draft EIR page 4.4-27, the LOS standards used
consist of LOS standards of the Town of Truckee, Placer County and the
Tahoe Regional Planning Agency.

The commentor is referred to Master Response 3.4.10 (Adequacy of the
Traffic Impact Analysis) and Appendix B regarding the revised traffic
analysis for the Proposed Land Use Diagram.

The commentor is referred to Master Response 3.4.10 (Adequacy of the
Traffic Impact Analysis) and Appendix B regarding the revised traffic
analysis for the Proposed Land Use Diagram. The traffic analysis
conservatively assumes no trip reduction potential associated with land
areas designated Tourist Commercial.

The commentor is referred to Master Response 3.4.10 (Adequacy of the
Traffic Impact Analysis) and Appendix B regarding the revised traffic
analysis for the Proposed Land Use Diagram. The traffic analysis
conservatively assumes no trip reduction potential associated with land
areas designated Tourist Commercial.

The commentor’s statements regarding the Martis Valley Community Plan is
noted and will be forwarded to the Placer County Planning Commission
and Board of Supervisors as part of project consideration. Since no
comments regarding the adequacy of the Draft EIR were received, no
further response is required.

The commentor is correct that the project would not be a substantial
contributor to air pollution and associated water quality issues for the Tahoe
Basin. However, the project would still contribute to air pollution to the
Tahoe Basin (as acknowledged on Draft EIR pages 4.6-12 through -20). The
commentor is referred to Master Response 3.4.6 (Consideration of Impacts
to the Tahoe Basin).

Martis Valley Community Plan Update Placer County
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Response 156-16

Response 156-17

Response 156-18

Response 156-19

Response 156-20

Response 156-21

“MM 4.8.4

The information cited by the commentor is a reference to technical studies
associated with the water quality studies for the Truckee River in the setting
discussion and was not used in the Draft EIR as a standard for compliance.
The commentor is referred to Master Response 3.4.3 (Water Quality).

The commentor is referred to Master Response 3.4.3 (Water Quality) and
3.4.4 (Water Supply Effects of the Project).

The commentor is referred to Master Response 3.4.4 (Water Supply Effects of
the Project).

Comment noted. CEQA Guidelines Section 15087(c)(5) specifically requires
that all documents referenced in an EIR be made available for public
review.

Comment noted. CEQA Guidelines Section 15087(c)(5) specifically requires
that all documents referenced in an EIR be made available for public
review.

Comment noted. The following text changes are made to the Draft EIR:

= Pages 2.0-56 (Table 2.0-1), 4.8-38 and 8.0-10 (Table 8.0-1), the following text
changes are made to Mitigation Measure MM 4.8.4:

During review of any project that would be located along a north-facing
slope immediately adjacent to areas with slopes 2938 percent or greater,
Placer County shall require each subsequent project provide the County with
an avalanche hazard investigation report for their project. This report will
document field investigations of surface conditions in areas where
construction of all structures is proposed as well as typical snow accumulation
and climate conditions. Evaluation of surface materials will be made to
evaluate slope stability characteristics of underlying near surface conditions
and probable snow conditions that will likely by present during various storm
conditions. Avalanche hazard areas shall be mapped and the site design
shall be modified to avoid these areas. If avoidance is infeasible, structures to
be placed in the avalanche hazard areas shall designed to withstand
anticipated snow loads and conditions of an avalanche consistent with the
Placer County Avalanche Management Program.
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LETTER 157: KATHY WELCH, RESIDENT

Response 157-1:

Response 157-2:

Response 157-3:

Response 157-4:

Response 157-5:

Response 157-6:

Response 157-7:

Draft EIR pages 4.7-30 through -44 of the Draft EIR document ways in which
subsequent development under the Martis Valley Community Plan could
impact surface water quality, which includes consideration of recreational
activities. The commentor is referred to Master Response 3.4.3 (Water
Quality) and 3.4.4 (Water Supply Effects of the Project).

Comment noted. Proposed Martis Valley Community Plan Policy 9.A.9
specifically notes that the County will limit development in areas of steep
slopes (e.g., 20 to over 30 percent).

The commentor is referred to Master Response 3.4.3 (Water Quality) and 3.4.4
(Water Supply Effects of the Project). Effective water quality control
measures currently in use in the Plan area (e.g., Lahontan | and Il) include
infiltration basins for each building site and roadway, overland flow of
drainage to waterways and implementation of chemical application
management plans (CHAMPS).

The commentor’s statements regarding the need for water quality
monitoring is noted. The commentor is referred to Master Response 3.4.3
(Water Quality) and Response to Comment K-6 regards to current water
guality conditions in the Plan area.

Draft EIR pages 4.7-37 through -44 of the Draft EIR document ways in which
subsequent development under the Martis Valley Community Plan could
impact surface water quality, which includes residential and recreation
activities and maintenance. The commentor is referred to Master Response
3.4.3 (Water Quality).

The commentor is referred to Master Response 3.4.3 (Water Quality) and 3.4.4
(Water Supply Effects of the Project).

The commentor is referred to Master Response 3.4.3 (Water Quality) and 3.4.4
(Water Supply Effects of the Project).
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