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LETTER 253: TERRELL WATT, SIERRA WATCH, HOMEOWNERS ENGAGED IN LOCAL PLANNING-NORTHSTAR AND THE 
MOUNTAIN AREA PRESERVATION FOUNDATION 

Response 253-1 The extent of interest groups represented by this comment letter is noted.  
Since no comments regarding the adequacy of the Draft EIR or Revised 
Draft EIR were received, no further response is required. 

Response 253-2 The commentor is referred to Master Response 3.4.5 (Adequacy of the 
Alternatives Analysis).   Comparison of the alternatives impact to consistency 
with relevant plans is specifically addressed in Section 6.0 (Project 
Alternatives) of the Revised Draft EIR. 

Response 253-3 All comments received on the Draft EIR and the Revised Draft EIR are 
responded to in this document.  The commentor’s statements regarding the 
reconsideration of the land use map for the Plan area (1975 Martis Valley 
General Plan) and a new vision for the Plan area are noted.  The 
commentor is referred to Master Response 3.4.5 (Adequacy of the 
Alternatives Analysis).  

Response 253-4 The commentor is referred to Master Response 3.4.5 (Adequacy of the 
Alternatives Analysis).  

Response 253-5 The commentor is referred to Master Response 3.4.5 (Adequacy of the 
Alternatives Analysis) as well as Master Response 3.4.3 (Water Quality).  As 
shown in Figure 6.0-1 of the Revised Draft EIR, development (with the 
exception of residential development under the Forest land use designation) 
under the Clustered Land Use Alternative would be limited to the specific 
property areas noted.  Commercial and office square footage that could 
occur under the Clustered Land Use Alternative would be approximately 
1,481,000 square feet and approximately 1,124,000 square feet for the 
Reduced Intensity Alternative.    

Response 253-6 The commentor is referred to Master Response 3.4.5 (Adequacy of the 
Alternatives Analysis).  While the Revised Draft EIR includes data and 
information on each alternative that can be used to compare the 
alternatives to each other, there is no requirement under CEQA to perform a 
comparison of the environmental benefits and detriments of the alternatives 
to each other separate of the comparing them to the proposed project.   

Response 253-7 While the alternatives (with the exception of the No Project Alternative and 
the Existing Martis Valley General Plan Land Use Map) would involve 
reductions in land use development as compared to the existing land use 
designations set forth in the Placer County General Plan, these alternatives 
would generally be in compliance with the General Plan.  Environmental 
impacts that are related to applicable Placer County General Plan policies 
are noted throughout the Draft EIR (e.g., Draft EIR pages 4.9-51 through –54).  
As noted in Response to Comment 158-8, several Placer County General 
Plan policies have been incorporated and (in some cases) expanded upon 
in the proposed Martis Valley Community Plan. The commentor provides no 
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evidence or information suggesting where such inconsistencies occur 
associated with the alternatives. 

Response 253-8 The commentor is referred to Master Response 3.4.5 (Adequacy of the 
Alternatives Analysis).   

Response 253-9 The commentor’s statements regarding their opinion of the adequacy of the 
Revised Draft EIR are noted.  The County considers the Draft EIR and the 
Revised Draft EIR adequate for consideration of the Martis Valley Community 
Plan and in compliance with CEQA.  The County will notice of future public 
meetings regarding the Martis Valley Community Plan. 
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LETTER 254: GAVIN MOYNAHAN, RESIDENT 

Response 254-1 The commentor is referred to Master Response 3.4.5 (Adequacy of the 
Alternatives Analysis).    

Response 254-2 The commentor is referred to Master Response 3.4.5 (Adequacy of the 
Alternatives Analysis).   CEQA Guidelines 15126.6(e) specifically requires that 
EIRs consider a no project alternative.  CEQA Guidelines 15126.6(e)(3)(A) 
specifically identifies that when the project under evaluation is the revision of 
an existing land use or regulatory plan, that the “no project” alternative will 
be the continuation of the existing plan. 

Response 254-3 The commentor is referred to Master Response 3.4.5 (Adequacy of the 
Alternatives Analysis) as well as Response to Comment 253-7. 

Response 254-4 The commentor is referred to Master Response 3.4.5 (Adequacy of the 
Alternatives Analysis) regarding impacts on availability of affordable and 
employee housing.  In addition, as specifically noted on Revised Draft EIR 
page 6.0-41, the Lowest Intensity Alternative would also result in worse jobs-
housing ratio as compared to the Proposed Land Use Diagram (4.64 versus 
2.56).   

Response 254-5 Section 6.0 (Project Alternatives) of the Revised Draft EIR identified that the 
Clustered Land Use Alternative, Reduced Intensity Alternative and the Lowest 
Intensity Alternative would likely result in increased employee vehicle trips 
outside of the Plan area associated with a jobs-housing imbalance as well as 
reductions in land use designations that would provide potential 
opportunities for affordable housing (e.g., Medium Density Residential).  
However, as noted in the traffic analysis, these alternatives would result in an 
overall reduction in traffic volumes as compared to the Proposed Land Use 
Diagram.   

As noted in Master Response 3.4.5 (Adequacy of the Alternatives Analysis), 
the proposed Martis Valley Community Plan is the primary policy document 
for regulating land use development for the entire Plan area (approximately 
25,570 acres) and is not intended to approve or promote the specific form of 
development or residential unit type that would occur on property within the 
Plan area.  The alternatives analysis provided in the Revised Draft EIR 
includes a detailed description of the various land use intensities and 
development area reduction alternatives for the Plan area for consideration 
of the adoption of the Martis Valley Community Plan.  Thus, consideration of 
future specific forms of development and ownership characteristics is not 
appropriate for the alternatives analysis or an EIR for the consideration of a 
community plan.  However, general characteristics regarding housing 
availability, permanent and season occupancy rates have been considered 
in the environmental analysis.      

Response 254-6 While the commentor makes no specific comments regarding the adequacy 
of the Draft EIR and the Revised Draft EIR, the commentor is referred to 
Response to Comment 254-5 and Master Responses 3.4.2 (Assumptions Used 
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for Development Conditions in the Plan Area), 3.4.5 (Adequacy of the 
Alternatives Analysis) and 3.4.8 (Affordable and Housing Effects of the 
Project) that provides various sources of information associated with this 
general comment.     

Response 254-7 The Revised Draft EIR and Draft EIR address environmental effects associated 
with the proposed Martis Valley Community Plan, which will regulate land 
use development in the Plan area.  Planned public recreational facilities 
(trails and park sites) are specifically noted in Figure 3.0-9 of the Draft EIR.  
The project does not specifically propose or promote the Plan area 
becoming a regional concert and outdoor party venue.  Comments 
associated with proposed development projects in the Northstar-at-Tahoe 
resort community are noted. 

Response 254-8 The commentor is referred to Master Response 3.4.5 (Adequacy of the 
Alternatives Analysis).   
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LETTER 255: TIMOTHY AND JENNIFER POLISHOOK, RESIDENT 

Response 255-1 The commentor’s statements regarding the Martis Valley Community Plan 
are noted and will be forwarded to the Placer County Planning Commission 
and Board of Supervisors as part of project consideration.  The commentor is 
referred to Master Response 3.4.1 (Project Description Adequacy) regarding 
consideration of development projects in advance of the adoption of the 
Martis Valley Community Plan.    

Response 255-2 The commentor’s statements regarding the Martis Valley Community Plan 
are noted and will be forwarded to the Placer County Planning Commission 
and Board of Supervisors as part of project consideration.  The 
environmental effects of the Martis Valley Community Plan and the 
associated Proposed Land Use Diagram and the alternative land use maps 
considered are fully addressed in the Draft EIR and Revised Draft EIR.   

Response 255-3 The commentor’s statements regarding the Martis Valley Community Plan 
are noted and will be forwarded to the Placer County Planning Commission 
and Board of Supervisors as part of project consideration.  The 
environmental effects of potential new golf courses in the Plan area has 
been fully addressed in the Draft EIR.   

Response 255-4 The commentor is referred to Master Response 3.4.3 (Water Quality) and 
Response to Comment K-6.     

Response 255-5 The commentor’s statements regarding the Martis Valley Community Plan 
are noted and will be forwarded to the Placer County Planning Commission 
and Board of Supervisors as part of project consideration.  The 
environmental effects of the Martis Valley Community Plan and the 
associated Proposed Land Use Diagram and the alternative land use maps 
considered are fully addressed in the Draft EIR and Revised Draft EIR.   

 


