e Existing Violations - County Code sections 15.48.160 and
17.58.040.C. prohibit the processing of any permit
applications when the project site is the subject of a code
violation. Aspen Grove has informed the County of the
ongoing violations at the Northstar Village and the greater
drainage basin arising from the retention pond, and the
County is in the process of investigating these issues. All
processing of the NMMP should be suspended pending this
investigation.

e Piecemealing Environmental Review of the Forest Flyer -
The Forest Flyer project and the NMMP are being reviewed
under separate environmental documents. The Forest Flyer
project is clearly within the scope of the project description
and objectives of the NMMP, and they should be analyzed in
a single environmental document so that the impacts of the
projects as a whole are adequately analyzed.

e Spot Zoning - The zoning text amendment to the TPZ zone
constitutes illegal spot zoning, i.e. the change is designed
solely for the economic benefit of the owner of the property
receiving special treatment (by the EIR’s admission, the
amendment will only apply to Northstar’s property), which is
not in accordance with a well-considered plan for the public
welfare. The EIR also fails to analyze the secondary effects
of the proposed zoning, especially in light of the equivalent
use determination recently made by the County’s community
development office.

e Visual Resources - While the EIR recognizes that the Castle
Peak Parking Lot Transport Gondola will be visible from
Aspen Grove and the NPOA recreation center, it fails to
analyze the visual impacts to these vantage points and
consider appropriate mitigation, such as planting of
additional vegetation for screening. In addition, the current
Vice President & Chief Operating Officer of Northstar has
already complained publically about the “million dollar” turn



in the Castle Peak Transport Gondola’s proposed path and it
IS a concern that the actual path will not be finalized before
this individual project receives final approval.

Traffic - (1) Baseline - the traffic analysis fails to set an
appropriate baseline for existing traffic conditions, using
traffic counts for Squaw Valley rather than Northstar; (2) the
traffic analysis is based on the faulty assumption that the only
increase in traffic will be new employees, and that the Project
will not result in any increase in existing guest visits; (3) The
EIR’s analysis of parking impacts is based on the circular
logic that because inadequate parking will limit the number
of trips to Northstar resulting from the expanded facilities to
employees only, no new parking will be required; (4)
analysis of air impacts suffer from the same deficiencies and
do not adequately analyze impacts from cars circulating
while searching for parking. It makes little sense that
Northstar would make the necessary expenditures required to
implement the NMMP if no new guests are expected to
utilize these facilities.

Noise - The EIR fails to analyze and mitigate noise related to
operation of the Castle Peak Parking Lot Transport Gondola
in relation to Aspen Grove and the NPOA recreation center.
Power - The EIR admits that the NMMP will require
additional energy for lifts and snow making activities. This
additional power will need to be supplied by CalPeco’s
proposed expansion. Such expansion has yet to receive
approval.

Geology - The EIR impermissibly defers mitigation related
to geological impacts.

Hydrology - (1) The EIR fails to set an appropriate baseline
for analysis based on the ongoing impacts of the retention
basin to Aspen Grove; (2) The EIR does not sufficiently
analyze/mitigate the impacts of increased snowmaking,
especially in light of the fact that the water used for



snowmaking is from a separate drainage basin; (3) The EIR
does not analyze all feasible mitigation measures, including
removal of the retention basin; and (4) The EIR does not
address ground water levels prior to and after each expansion
project, or give an estimate of elevated levels that may result
from project implementation, as requested by Aspen Grove in
the NOP. Mitigation measure 13-B does require a post-
approval stormwater drainage study, but this is deferred
analysis and mitigation and does not provide the County an
opportunity to review the potential impacts prior to project
approval. In addition, the post-approval monitoring is to be
done by Northstar. It would be preferable to have the County
conduct the monitoring at Northstar’s expense and provide
the data to potentially effected property owners (NPOA,
Northstar Village, Ski Trails Condominium Association and
Aspen Grove Condominium Association). Last, but not least,
the County has the right to waive this monitoring requirement
iIf the litigation involving Aspen Grove is resolved through
relocation of the basin, settlement, or final adjudication. This
escape clause would potentially force future litigation instead
of identifying potential problems and rectifying them prior to
implementation. To date, Northstar (\Vail) has shown no
interest in seeking solutions or addressing identified
problems that are currently being incurred by their downbhill
neighboring property owners. The increased water that is
currently causing problems on Aspen Grove property did not
come directly out of the sky or from lower neighboring
property owners. Why should the County or anyone else
expect anything different in the future if Northstar (Vail) is
not willing to address existing problems before proposing
extensive new snow making capacity on uphill slopes.
Mitigation — All mitigation requirements in the final EIR
should be required permit conditions to insure that
monitoring, implementation, completion, etc. is actually
accomplished. Assuming implementation is not a guarantee.



