
 

 
TRUCKEE TAHOE AIRPORT DISTRICT -  INTEROFFICE MEMORANDUM 

TO: BOARD OF DIRECTORS     

FROM: KEVIN SMITH, GENERAL MANAGER             

SUBJECT: MARTIS VALLEY WEST PARCEL SPECIFIC PLAN PROPOSAL 

DATE: 10/14/2013  

 
Objective for Board Meeting:  Our objective for the Board Meeting should be review the VOLANS model 
and associated information submitted to Placer County to better understand potential conflicts and 
impacts, if any, to the RNAV Arrival and other over flight in the area.  The Board does not need to make 
a formal finding on this proposal at this meeting.  We can discuss it at the Dec. 5, 2013 and Jan. 22, 2014 
Board Meetings.  Late January is the earliest Placer County will start the Environmental Impact Report 
process.  They indicate that it would be beneficial to have our comments by then so any concerns we 
have can be incorporated into the draft EIR and studied as part of that process.  We can also do our own 
studies and submit them to the County.   
 
Project Overview:   East West Partners and SPI are working on a proposal to transfer density from the 
east side of Highway 267 to the west side close to North Star.  The current Placer County General Plan 
(Martis Valley Community Plan) would permit 1360 units on the east side on the SPI property.  East 
West Partners are considering a development proposal that would reduce the density to about 760 units 
on approximately 660 acres.  This would then facilitate the conservation of 6,376 acres which would be 
known as the SPI East Conservation Parcel.  East West Partners would then build a community with 760 
units with about 6 acres of commercial zoning next to Northstar west of Highway 267.  Access to the 
parcel will be from Highway 267. They anticipate the homes to be owned by primarily second home 
owners.  There will be no direct access by road or ski lift to Northstar with the new proposal.  I sent you 
the Project Description and associated maps on Friday and have since attached them to the Meeting 
Agenda.  These are also available on the Placer County Planning Web site.  
 
Current Project Update:  Staff has been watching and tracking this development proposal for some 
time.  We last discussed this at the April 2013 Board meeting.  At that time East West Partners was still 
working with Vail Resorts on a larger project that included an additional 200 acres closer to Northstar 
and the Runway 29 Visual RNAV arrival currently in development.  This summer, Vail Resorts decided 
not to participate in the development proposal.   
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With Vail’s withdrawal for the development proposal, it changed the design and layout of their proposal.  
It also moved the residential units farther away from the RNAV procedure track.   Staff is currently in 
process designing a VOLANS model to better understand what impact this change will have on both 
noise and annoyance.  We are also creating an aggregated flight track over flight map which condenses 
and averages the number of over flights for a specific area.  We hope to have these models ready for 
Board review at the Oct. 17 Board Meeting. 
 
With their application submittal last month, we now have specific development conceptual layouts for 
the property on which analysis can be completed using our flight tracking and modeling tools.  This will 
help us understand potential impacts of any proposed development in relation to over flight.  The 
September submittals are significantly different than the last publicly available conceptual development 
plan we reviewed in April.  The primary difference is 200 acres close to Northstar and the closest area to 
the RNAV procedure has been removed from the proposal.  They also changed the primary access point 
to the project from Highlands Drive to Highway 267.   I have attached a map showing the area removed 
from consideration by Vail Resorts.  
 
Placer County Process Update:  I met with Stacy Wydra, Planner at Placer County, on Friday Oct. 11th to 
review the application, to better understand where this project is at in the review process.  The 
application’s current status with Placer County is “Submitted.”  They are still going through the 
application and preparing their letter to the applicant outlining additional information needed to begin 
the County planning review process.  The applicants are requesting approval of a Specific Plan 
Application for their development.  The Specific Plan includes the following: (Each of these involve a 
public process) 

1. General Plan Amendment 
2. Rezone 
3. Specific Plan Application and Development Agreement (the Development 

Agreement outlines appropriate uses among other things) 
4. Transfer of Development Rights Agreement  
5. Environmental Impact Review (EIR) – will likely happen after the specific plan is 

identified but before approved.   
6. TRPA Application and Development Review 

The County estimates a 1½ to 2 year process to complete the Specific Plan Approval and the other 
associated projects listed above.  That is their guess.  Much of this is up to the developer based on the 
quality of their submittals and resubmittals, and when and how they provide information to the County  
 
When and if they receive Specific Plan Approval, they would continue with project specific applications 
for road construction, subdivision, etc.  What they submit is somewhat dependent on what is approved 
as part of the Specific Plan.    However, at some point they will need to submit the following in order to 
receive building permits. 

7. Final Design Review – Project Specific 
8. General Overview Application (allows for Subdivisions) 
9. TPZ (Timberland Protection Zone)   
10. Through the process they will have some TRPA requirements for a portion of the 

property in the basin.   
They also need to complete an Annexation into the Northstar CSD at some point in the process.  That 
has not started yet.  
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The next critical step in the process is the EIR.  If we voice noise concerns, they will need to include that 
as part of the scope of the EIR.   
 
Other Items of Note:  East West Partners understands we may have concern regarding flight paths and 
the Runway 29 RNAV Arrival procedure.  As best I can tell, they do not feel it is material or detrimental 
to their proposal.   They intend to disclosure the arrival procedure, proximity of the airport, and require 
avigation easements on all parcels.   

 
I have met with the Truckee Donner Land Trust and Mountain Area Preservation Foundation regarding 
this project within the last 2 weeks.  I also had a brief meeting with East West Partners as to their 
perspective on this new proposal.  I can discuss this in further detail in the meeting as requested.   
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