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Victor Hillside Protections  
Regulations Outline 

Introduction 

In March, the Victor Town Council and Planning and Zoning Commission each met to discuss alternative 

approaches to a Hillside Overlay for Victor and the Victor Area of Impact. While the name implies a focus 

on slopes, the intent of the hillside overlay is to protect wildlife habitat and city views in addition to slopes. 

Below is an outline of regulations that represent the preferences expressed in March workshops and 

subsequent conversations and analysis. 

The Victor workshops and release of the County Land Development Code have shifted our approach from 

a Hillside Overlay to a hillside zone plus a series of slope-based standards. Overlays typically address a 

specific topic across a variety of zones. In the hillside area on the eastern edge of Victor and its Area of 

Impact there are not multiple zones. Nor do many of the hillside issues pertain elsewhere in Victor. 

Therefore, the proposed protections will likely take the form of a new hillside zone and a series of 

additions to existing section of the LDC to specifically address slopes. This is a change in technical 

approach rather than content, but deserves mention because the project has been known as the Hillside 

Overlay project and we are no longer likely to produce an overlay.   

Tabular Summary of Working Draft 

This first table outlines how each protection is addressed in the case of subdivision or construction on an 

existing lot. 

General Protections 

Topic Subdivision Single Lot 

Habitat 

Protection 

• Must avoid County NRO and focal habitat 

if possible 

• Must minimize impact through 

Environmental Analysis if cannot avoid 

• Must avoid County NRO and focal habitat 

if possible 

• Must minimize impact through 

Environmental Analysis if cannot avoid 

• All fencing shall be wildlife friendly 

outside of building envelope 

The intent of the habitat protection standards is to replicate the County wildlife protection standards in 

the hillside zone. The County standards rely on the existing natural resources overlay as well as IDF&G 

vegetation mapping to encourage impact avoidance and then minimize unavoidable impact through 

more detailed site analysis. 
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General Protections 

Topic Subdivision Single Lot 

Slope 

Protection 

• No building envelopes on slopes greater 

than 20% 

• No roads on slopes greater than 20% 

• Geotechnical report required if slopes 

greater than 20% cannot be avoided 

• Additional grading, erosion, and 

stormwater protection (replicating County 

approach) if slopes over 10% disturbed 

• No development on slopes greater than 

20% 

• Geotechnical report required if slopes 

greater than 20% cannot be avoided 

• Additional grading, erosion, and 

stormwater protection (replicating County 

approach) if slopes exceed 10% 

 

The intent of the slope protection standards is to replicate the County grading, erosion, and stormwater 

standards on sites with steeper slopes. The 20% and 10% slope thresholds are consistent with County 

thresholds. There do not appear to be any parcels within the potential Victor Area of Impact that would 

have to impact 20% slopes, all parcels appear to have potential building envelopes on slopes less than 

20%. Victor already has standards to minimize cut and fill, require a grading permit, and prohibit cross-

lot stormwater runoff. 

Viewshed 

Protection 

• Building envelopes within 200 vertical feet 

of valley floor or not visible from Baseline 

Road 

• No building envelopes that will skyline 

from Baseline or Hwy 33 

• Building envelopes shall avoid significant 

natural features 

• No skylining from Baseline or Hwy 33 

• Avoid significant natural features 

• No exterior lighting more than 12 feet 

above ground 

 

The intent of the elevation standard is to minimize the visual impact of development ascending the 

hillside. Most properties have significant developable area within 200 vertical feet of the valley floor. 

Skylining will rarely be an issue given the background mountains, but the standard is a good safeguard. 

In all cases, habitat and slope protections would take precedent over viewshed protections in the case of 

a conflict. The limit on the height of exterior lighting is to protect the impact elevated development has 

on the perception of dark skies for residents of the valley floor.  



CITY OF VICTOR  Planning and Building Department  

10 S Main St. Unit #101  Tel: (208) 787-2940 
Victor, ID 83455 3 www.victorcityidaho.com 

General Protections 

Topic Subdivision Single Lot 

Building 

Envelopes 

• Achievable density varies by the amount 

of open space and location of the 

building envelopes (see next table) 

• Single building envelope per lot to 

include all site development 

• 20,000 sf maximum 

• Must be a regular shape with minimal 

perimeter ratio that abuts access road 

• All vegetation outside of building 

envelope to be native and non-irrigated 

(except in the case of agriculture) 

The purpose of building envelopes is to cluster development on larger parcels and establish an area 

outside of which natural (or agricultural) open space is expected. On smaller lots that already exist, or are 

created through the proposed subdivision standards, the entire lot will be considered the building 

envelope. 

 

Subdivision Options 

Topic 75% Open Space 50% Open Space 25% Open Space 

Density • 1 unit per acre  

• 4 units per acre net 

density in non-open space 

• 10 acres gross required 

• 1 unit per 5 acres  

• 1 unit per 2.5 acres net 

density in non-open space 

• 10 acres gross required 

• 1 unit per 10 acres 

• 1 unit per 7.5 acres net 

density in non-open space 

• 10 acres gross required 

This would essentially be a combination of the County Foothills Zone and Victor RC zone to achieve the 

vision in the Victor Comprehensive Plan. The idea of the 75% open space option is to preserve the Open 

Space (OS) land use category identified in the Comprehensive Plan and push development to Edge 

Neighborhood (EN) category, which allows density up to 4 units per acre. The 75% open space, 1 acre 

density is only achievable if the location and utility requirements below can be met, which are stricter 

than the general requirements listed above. The progressive density/open space relationship is modelled 

on the existing RC zone with adjustments for water/sewer feasibility at the high end of density and open 

space and well/septic feasibility at the low end. The 10-acre minimum gross site area ensures the density 

bonuses result in meaningful open space.  

In the proposed Teton County LDC, Victor has the ability to apply zoning within its Area of Impact (AOI). 

If Victor does not zone the AOI, the county TN zone would allow 1 acre lots on well/septic and 9,000 sf 

lots on water and sewer. The county TN zone does not have a subdivision open space requirement.  
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Subdivision Options 

Topic 75% Open Space 50% Open Space 25% Open Space 

Required 

Open 

Space 

• 75% open space 

• Must be in conservation 

easement or plat 

• Priorities are habitat and 

preservation of historic 

access to public land 

• Can be a separate lot 

• 50% open space 

• Must be in conservation 

easement or plat 

• Priorities are habitat and 

preservation of historic 

access to public land 

• Can be a separate lot 

• 25% open space 

• Must be in conservation 

easement or plat 

• Priorities are habitat and 

preservation of historic 

access to public land 

• Can be a separate lot 

Prioritizing the protection of historic access to public lands has been a priority of this effort. The 

progressive open space and density requirements mirror the existing RC framework. Administration of 

the open space by the conservation easement holder or homeowners’ association is made easier by the 

allowance that the open space be its own lot. 

Building 

Envelope 

Location 

• No building envelopes in 

NRO or focal habitat 

• No building envelopes 

with slopes greater than 

10% 

• All building envelops 

within 100 vertical feet of 

valley 

• See above habitat, slope, 

and viewshed protections 

• See above habitat, slope, 

and viewshed protections 

The stricter location requirements for the larger density bonus are intended to incent development in 

the EN land use category and protect the OS land use category. 

Utilities • Connection to Victor 

water and sewer required 

• Public roads required 

• May utilize well and septic 

with State approval 

• Eligible for private roads 

that allow continued 

access to public land 

• May utilize well and septic 

with State approval 

• Eligible for private roads 

that allow continued 

access to public land 

With city level net density and location at lower elevation, the highest density option is required to 

connect to city water and sewer and build public roads. The net density should facilitate the feasibility of 

this requirement for the developer. At the lower densities well and septic and private roads are an option 

if all other state and local approvals are obtained. While roads may be private, they must continue to 

allow access to public lands where access has historically occurred. 
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Example Properties 

In applying the above standards, the zoning map might look something like the map below. The potential 

expansion of the AOI suggested by the map is independent of this exercise and would only be applicable 

through Victor’s discussion with Teton County. The appropriate zoning for the rest of the AOI is outside 

the scope of this project. 

 

 Potential Hillside Zone 

Current Victor City Boundary 

 Current Victor AOI 

 Public Lands 
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Property less than 10 acres  

These are the properties that are outside of the 

City of Victor that will be zoned by the County if 

Victor does not apply zoning. These properties 

would not have subdivision potential under the 

draft hillside zone, and would be subject to the 

standards for development of a single lot. 

• Count: 52 

o In platted subdivision: 24  

o In current AOI: 16 

• Current zoning: A/RR: 2.5-acre 

• Proposed County zoning: 

o In AOI: TN or Victor zoning 

o Outside AOI: FH: 10-acre 

Of the 52 parcels, 13 are 5 acres or larger, 

meaning they could be subdivided under current 

zoning, but 4 are in existing subdivisions. Of the 9 

that are not in existing subdivisions, 1 is outside 

the AOI and proposed to lose its subdivision 

potential under County zoning. The other 8 would 

lose their subdivision potential in the Victor hillside 

zone and increase their subdivision potential in the 

County TN zone.  

Of the 52 parcels, 3 are in low-lying, relatively flat 

areas (less than 10% slopes) that are entirely or 

predominately outside the NRO. The 

NRO boundary is an approximation, 

not a hardline distinction of habitat, 

and slope and elevation estimates 

are only approximate. However, 

these 3 properties could be could 

also be considered for another Victor 

zone. 

Potential Hillside Zone 

Parcels < 10 acres 

Victor Boundary 

Victor AOI 

County NRO 

10% Slopes 

20% Slopes 

100 ft. Above Valley 

200 ft. Above Valley 

Public Land 
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Another 18 parcels are within the mapped NRO, 

but at low elevation on slopes less than 10%. These 

parcels would be allowed under the proposed 

hillside zone at the highest level of density and 

open space.  

Seventeen (17) more parcels are in the NRO and on 

slopes between 10% and 20%, but within 100 feet 

of the valley floor (defined as the 10% slope line). 

Another 10 parcels are more than 100 feet above 

the valley, and 4 parcels are more than 200 feet 

above the valley floor. 

Except for those 4 parcels that are more than 200 

feet above the valley floor, these parcels would be 

allowed under the draft regulations using one of 

the subdivision options that utilizes well and septic 

at lower density and with less open space. This 

analysis shows how the draft regulations are 

modeled to enhance the existing development 

pattern consistent with the Comprehensive Plan, 

and do not propose a radical departure. 

Property greater than 10 acres outside of 

Victor  

These are the properties that are outside of the 

City of Victor that will be zoned by 

the County if Victor does not apply 

its zoning. These properties would 

have subdivision potential under the 

draft hillside zone. 

• Count: 29 

o In current AOI: 14 

o Less than 20 acres: 8 

Potential Hillside Zone 

Parcels >= 10 acres 

Victor Boundary 

Victor AOI 

County NRO 

10% Slopes 

20% Slopes 

100 ft. Above Valley 

200 ft. Above Valley 

Public Land 
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• Current zoning: A/RR: 2.5-acre 

• Proposed County zoning: 

o In AOI: TN or Victor zoning 

o Outside AOI: 

▪ FH: 10-acre 

▪ RN: 5-acre (for the 2 northern most parcels) 

Of the 29 parcels, 13 might be eligible for the highest density, largest open space subdivision option. 

Based on general estimates of habitat, slopes, and elevation, these 13 parcels have an area equal to 25% of 

their total acreage that is entirely or partial outside the NRO, on less than 10% slopes, and within 100 feet 

of the valley floor.  

Another 9 parcels are entirely within the mapped NRO but on shallow slopes and within 100 feet of the 

valley floor. On these parcels there is a chance that a site-specific Environmental Analysis might identify an 

area equal to 25% of the parcel’s area that is not actually habitat and therefore developable at the higher 

density.  

On the remaining 7 parcels it is unlikely that the conditions for the 1-acre, 75% open space subdivision 

option could be met. However in all cases the 5-acre, 50% and 10-acre, 25% open space options would be 

available.   

Property greater than 10 acres in Victor  

• Count: 1 (Mountainside Village) 

• Current zoning: RS-7 

Mountainside Village is the only property within the current Victor boundary to which the hillside zone 

criteria apply. The status of Mountainside Village’s past approvals and the current upper pressure zone 

conversations are outside of the scope of this project. However, discussions with Larry Thal have certainly 

informed the draft. Looking at the 50-acre hillside phase of Mountainside Village alone, the entire area is 

in the NRO and over 10% slopes so the hillside development would be limited to 5 to 10 lots but could 

utilize well, septic, and private roads under the proposed hillside zone. About 35 of the 50 acres are within 

100 feet of the valley floor. Looking at the 65-acres that include the hillside and farm loop phases, there is 

roughly 10-acre area with slopes less than 10% that could support 1 acre density if it is not wildlife habitat 

and connected to city utilities. Regardless of whether the proposed hillside zone is applied to 

Mountainside Village, using Mountainside Village as an example offers a comparison between the past 

approvals and draft hillside zone that helps to illuminate how the draft hillside zone might shape future 

development. 


