
CITY OF VICTOR 
PHONE (208) 787-2940  |  www.victorcityidaho.com 

Planning Staff Report 

 REPORT DATE: September 7, 2021 

 MEETING DATE: September 16, 2021 
 

 

FILE NUMBER / NAME K Ranch Subdivision 

APPLICATION TYPE County Subdivision within the AOI 

PROJECT APPLICANT Taylor Cook/Nelson Engineering PROPERTY OWNERS K Ranch LLC 

PROJECT LOCATION 
1,400-feet east of Baseline on 
northside of E 8500 S   

PARCEL # / TAX #  RP03N45E122401 

LAND USE MAP Edge Neighborhood LAND USE ACTIVITY Transitional Agriculture 

ZONING DISTRICT 
County Zoning of Agriculture/Rural 
Residential – 2.5 

OVERLAY DISTRICT City of Victor Area of Impact 

 
Re: Applicable Victor Values:   
☐ Culturally Historic  ☐ Sustainable  ☐ Connected to Nature 
☐ Small Town Feel  ☐ Family Friendly ☒  Administrative Need 
 
PROPOSAL & APPLICATION PROCESS 
The applicant is requesting of Teton County a 29-lot subdivision on a 74.95-acre parcel that is zoned Agriculture/Rural 
Residential 2.5. The applicant is requesting its concept review approval by the County’s Planning and Zoning Commission. 
The City has requested that the County continue its on September 6, 2021 discussion to allow the Victor Planning and 
Zoning Commission to consider and respond to the application. The Conclusion of this process would be the standing of the 
City of Victor regarding all applications that pertain to this subdivision.    

PROCEDURE 
This procedure is outlined in Title 8 Chapter 1 of the Municipal Code which regulates the Area of Impact under agreement 
with Teton County. It explains that all applications must originate with the County, they will then be forwarded to the Victor 
Planning Administrator for review, any application that may have an impact on current or future compatibility with 
easements, utilities, and roadway connectivity and compatibility shall be passed on to Victor Planning and Zoning 
Commission. Since this is a County application and the City is only to comment on it, similar to any other service provider, 
staff recommends that any public comment should be directed to the County. 
 
ALTERNATIVES/POSSIBLE ACTIONS 
The following are the possible courses of action on the application: 

1. Table discussion to seek additional information [specify what information you are seeking], and continue the 
agenda item to a subsequent meeting; 

2. Direct staff to send the drafted letter to Teton County as written; 
3. Direct staff to send the drafted letter to Teton County with the following additions/corrections [specify any 

recommended changes]; 
4. Direct staff to take no action and not send any letter. 

 
STAFF REPORT ATTACHMENTS 

1. Draft letter to Teton County  
2. Application 
3. Narrative 

4. Subdivision Plan 
5. Water & Sewer Connection Analysis by 

Sunrise Eng.  
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PROJECT LOCATION  
 
 

 
 
STAFF ANALYSIS  
The AOI agreement states that “any application that may have an impact on current or future compatibility with 
easements, utilities, and roadway connectivity and compatibility shall be passed on to Victor Planning and Zoning 
Commission.” Staff has outlined the connectivity and compatibility items for easements, utilities, and roadways as required 
for review.  
 
Roadways 
Roadways connections and compatibility can be reviewed by looking at the access, alignment, finished surface, 
sidewalk/pathway connection, and increase of traffic flows. The proposed development is proposing a single access point to 
E 8500 S. Developments within the City would be required to have a stub road to the adjoining lot line of a neighboring 
property for interconnectivity when future development takes places. This is not a requirement of the County and not 
shown on the plans. This is something that the City would like to see. Not only does in promote cross access, it also 
contributes to the safety of the development if one access becomes closed residents and emergency personnel would still 
have an additional access into the development. The alignment of said single access point is approximately 100 feet to the 
west of the driveway to Cosmic Apple Garden to the South. While there are not requirements for a road to align with 
existing driveway, at the time the property to the south develops it will be required to align with the access point that is 
proposed. The application narrative does not indicate the finished surface of the private road. The existing roadway, E 8500 
S that will be accessed for connection to this development is gravel.  
 
According to the AOI agreement any new public roads would need to meet the City’s standards for development. The 
County required that any new internal roadways be private due to the limited maintenance funds and capabilities of the 
County. Therefore, the AOI requirement does not apply. For the purposes of continuity staff requests that the applicant 
construct the roadways to the City’s standards including paving, sidewalks, and street trees. Staff also recommends that a 
public access easement be requested for pedestrian use and sidewalk or pathway through the development. 
 

Project Location 
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According to the County’s Comprehensive Plan Framework there is a scenic bike route that is proposed for E 8500 S and 
north parallel with the subject property and continuing northward along the foothills. This should be addressed and 
possibly accommodated for within the proposed development.  
 
Easements 
According to the proposed Master Concept Plan the private roadways would be designated by easement on the plat. They 
also mention in the narrative that there will be open space and pathway easements. However, no other easements are 
shown on the plans. They also do not specify if any of the proposed easements would be to the public benefit or limited to 
the sole use of the residences within the development.  
 
Utilities 
While there is nothing in the LCD or the AOI agreement that would require any property outside of City limits to connect to 
City sewer or water services, there is a fiscal benefit to have a larger number of connections to the wastewater system to 
help distribute the cost among a larger pool of properties. The City already has satellite subdivisions connected to the 
wastewater system. There is also a significant cost to the developer to install utilities on a development with such low 
proposed densities. The City requested that Sunrise Engineering to review the impact of the proposed development if it 
were to connect to water and sewer services.  The full analysis by Sunrise Engineering is attached at the end of this staff 
report. Some of the conclusion of their report are listed below.  
 
Water: 
The City has available source and storage capacity to serve the subdivision. Connection to the City would be quite simple 
with available connection points on Aspen and Elm. The subdivision would see water pressures between 43 and 58 psi 
during max day demand and available fire flow is estimated to be between 1350 and 1790 gpm.  
 
Sewer: 
The lay of the land lends it’s self well to a gravity sewer system in K-Ranch which could tie to the existing 8-inch sewer line 
at the end of Aspen St. The City gravity sewer lines between that point and the trunk line at S 500 W have ample capacity. 
The week link is the treatment plant in Driggs, but that will eventually be resolved.   
 
Connecting K-Ranch to the City water and sewer systems is feasible. 
 
Land Use 
According to the ReEnvision Victor Comprehensive Plan’s Future Land Use Map the subject property is designated as Edge 
Neighborhood. Edge Neighborhoods are described as consist of single-family neighborhoods that bridge the transition from 
city to surrounding agricultural and open space. Due to their distance from services and downtown, these neighborhoods 
are slightly more auto-oriented, but should integrate a robust pathway network into the center of the city, and create 
trailheads into surrounding regional pathways. These neighborhoods should encourage development as clustered 
residential areas with surrounding preserved open space at outer edges of the city boundary and growth management 
area. Agricultural-oriented neighborhoods could also incorporate the culture and heritage of the city by including active 
agricultural components and lands as part of cluster developments. These areas should generally accommodate continued 
agricultural operations and open space preservation with passive recreational access and limited conservation 
development. The Future Land Use Map was developed with consideration of the existing roadway network, the grid 
system located in the center of town lends itself to a more controlled, cohesive, and connected growth pattern. This mean 
that development will grow north and east more naturally. The suggested density per the Comprehensive Plan is 1 to 4 
units per acre net density and paired with open space.  
 
According to the narrative there will be open space in the north and east portions of the proposed subdivision. 
Unfortunately, it is not shown this on the map nor does it specify the size or percentage of proposed open space and 
whether or not it with be interconnected throughout the development and stubbed to neighboring future development. 
The proposed density would be comparable to the City’s RC - Residential Cluster zoning district when paired with 75% open 
space. The future land use map’s designation of Edge Neighborhood would also allow for the Residential Single-Family RS-
16 zoning could be considered, which would an increase in density compared to the current proposal.  
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Conclusion:  
In summary, there are no standards for private roads, but the staff is requesting paved roadways, sidewalks, and street 
trees. There are no existing easements to be concerned about, but staff is requesting that and new easements for 
roadways, pathways and open space allow for public access. From the Engineering report it is feasible for the development 
to connect to City Sewer and water.  
 
SUGGESTED MOTIONS 
Approve: 
Having concluded that the process and review of the Area of Impact found in Title 8, Chapter 1 have been met, the Victor 
City Planning & Zoning Commission moves to direct staff to send the drafted letter labeled as Exhibit 1 regarding the K-
Ranch Subdivision to Teton County as written. 
 
Alternative Motion: 
Approve with amendments: 
Having concluded that the process and review of the Area of Impact found in Title 8, Chapter 1 have been met, the Victor 
City Planning & Zoning Commission moves to direct staff to send the drafted letter labeled as Exhibit 1 regarding the K-
Ranch Subdivision to Teton County with the following additions/corrections [specify any recommended changes]. 
 
Continue:  
Having found that further information is required, I move to continue the application to the (insert date) public meeting to 
allow the applicant to address the following concerns raised (specify concerns to be addressed). 
 
No Action:  
Having concluded that the process and review of the Area of Impact found in Title 8, Chapter 1 have been met, the Victor 
City Planning & Zoning Commission moves to direct staff to take no action and not send any letter. 
 
 
 



 

CITY OF VICTOR 
Planning & Building Department 

 
 

32 Elm St.  Tel: (208) 787-2940 
Victor, ID 83455 1 www.victorcityidaho.com 

September 16, 2021 
Attn: Planning & Zoning Commission 
Teton County Courthouse 
150 Courthouse Drive – Room 107 
Driggs, ID 83422 
 

Sent via Email 
 

Dear Teton County Planning & Zoning Commission, 
 
This letter is to satisfy the procedural requirements of the Area of Impact agreement between the City of Victor and 
Teton County regarding the K-Ranch Subdivision. City Staff and Sunrise Engineering completed reviews of potential 
impacts on current or future compatibility with easements, utilities, and roadway connectivity and compatibility in 
accordance with Title 8 Chapter 1 of the Municipal Code which regulates the Area of Impact under agreement with 
Teton County. Due to its proximity to City limits and potential impacts to the City’s future expansion this matter was 
passed on to the Victor Planning & Zoning Commission for their consideration. The Planning & Zoning Commission 
meeting was held on September 16, 2021 to review the application.   
 
The current AOI does not trigger any additional standards or requirements of the proposed development. However, 
the City of Victor’s Planning and Zoning Commission is requesting that the Teton County Planning and Zoning 
Commission consider the potential impacts to the City of Victor if the application were granted as proposed. The City 
of Victor’s Comprehensive Plan designates this area as an Edge Neighborhood and if annexed and developed within 
the City of Victor there are standards and requirements for developments that would not be required of them from 
the County. While these requirements may necessitate more expensive infrastructure cost on the developer, these 
infrastructure requirements are all for the health, safety, and welfare of the public, for the good and enjoyment of the 
neighborhood, and consistent interconnectivity of our neighborhoods.  
 
The Victor Planning and Zoning Commission objects to the application as proposed and request that the Teton 
County Planning and Zoning Commission consider denial of the application.  
 
If the Teton County Planning and Zoning Commission choses to move forward with this application, please consider 
the following requirements so that the development can be consistent with the City of Victor as our city limits grow 
around this property in the future.  



 
 
CITY OF VICTOR  Planning & Building Department 
 

32 Elm St.  Tel: (208) 787-2940 
Victor, ID 83455 2 www.victorcityidaho.com 

• Stub road(s) to neighboring undeveloped property and nearby roads (Aspen St, S 500 E) for future 
interconnection 

• Paving of the primary access road and interior roads.  
• Sidewalks and street trees on the primary access road and interior roads. 
• Open Space and connecting pathways to be shown on the plans and equal at least 25% of the area of the 

development 
• All easements for said roads, sidewalk, pathways, and open space shall allow public use. 

 
If this application continues through the County process the City of Victor will have further comments in future steps 
of the application process. 
 
With the City’s ReEnvision Victor Comprehensive Plan completed, the City of Victor is eager to renegotiate the Area 
of Impact agreement with Teton County so that the zoning districts designations can be determined for the Victor 
Area of Impact and so that the City of Victor hold a more active role in the decision-making process of those 
applications within our Area of Impact. Thank you for your time and consideration in this manner.  
 
Sincerely, 
 
 
_______________________________________    _____________________________________ 
Christian Cisco, Chair      Kimberly Kolner, AICP 
Victor Planning & Zoning Commission    Victor Planning & Zoning Director 
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NAME OF SUBDIVISION/PLANNED UNIT DEVELOPMENT 

CONCEPT PLAN 
SUBDIVISION/PLANNED UNIT DEVELOPMENT APPLICATION 

The Concept Plan Review is the first of three steps in the development process.  Upon receipt of the required materials the 
Planning staff shall stamp the application received, review the application for completeness and then schedule a Concept 
Review Meeting between the Applicant and the Planning Administrator or his or her designee. The application is 
constituted accepted upon completion of the checklist items and the review meeting with the Administrator. The 
Administrator will prepare a staff report for the Applicant within sixty (60) days.  It is recommended that the Applicant 
review Titles 6, 8 and 9 of the Teton County Code prior to submittal.  These Titles along with application materials are 
located on the County website at www.tetoncountyidaho.gov.  The Planning staff is also available to discuss applications 
and answer questions prior to receiving an application.    

 
To expedite the review of your application, please be sure to address each of the following items.  

 
SECTION I: PERSONAL AND PROPERTY RELATED DATA  
   
 
Owner: ___________________________________________________________________________________  
 
Applicant: ___________________________________E-mail: _______________________________________ 
 
Phone: (        ) ___________________ Mailing Address: ____________________________________________ 
 
City: ________________________________________State:_________________ Zip Code:_______________ 
 
Engineering Firm: ______________________Contact Person:_______________ Phone: (        )____________ 
 
Address:____________________________________ E-mail:________________________________________ 
 
 
 

 
 

 
 

   
 

  
   
  Proposing a Subdivision       Proposing a Planned Unit Development    
  Zoning:   A 2.5    A 20         Planned Community  Rural Reserve   
  

 
� Latest recorded deed to the property    
� Development name approved by GIS   
� 10% of total base fee (see current fee schedule) 
� Affidavit of Legal Interest 
� Pre-application conference completed.  Date:  ______________________ 

Nelson Engineering/Taylor Cook Tcook@nelsonengineering.net

307 249-7507 430 S Cache Street

Jackson WY 83001

Nelson Engineering Taylor Cook 307 249-7507

430 S Cache Street Tcook@nelsonengineering.net

X

X
X
X
X
X

K Ranch LLC

See Parcel # RP03N45E122401

74.95

29

12 3N 45E

May 12th, 2021

Location and Zoning District:

Address: _ _ __ _ ___ ___ __________________________________ Parcel Number: _ ___ _ ___ _ _ ___ _ _ _ ______

Section: _ __________Township: _ __________Range: _ _ ______ Total Acreage: _ _ __ ___________________

Proposed Units/ Lots: _ ___________________Proposed Open Space Acres: ________________________

http://www.tetoncountyidaho.gov/
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I, the undersigned, have reviewed the attached information and found it to be correct.  I also understand that the items listed 
below are required for my application to be considered complete and for it to be scheduled on the agenda for the Planning 
and Zoning Commission public hearing.   

 
• Applicant Signature: ________________________________________ Date: _____________________ 

 
I, the undersigned, am the owner of the referenced property and do hereby give my permission to _____________________ 
to be my agent and represent me in the matters of this application.  I have read the attached information regarding the 
application and property and find it to be correct. 
 
• Owner Signature:___________________________________________ Date: _____________________ 

     
Fees are non-refundable. 

 
 
SECTION II:    CONSIDERATION FOR APPROVAL  
 
Please submit narrative referencing the following: 

• The conformance of the subdivision/PUD with the Comprehensive Plan. 
• The availability of public services to accommodate the proposed development. 
• The conformity of the proposed development with the capital improvements plan. 
• The public financial capability of supporting services for the proposed development. 
• Other health, safety or general welfare concerns that may be brought to the County’s attention. 

 
SECTION III:   CHECKLIST OF ITEMS REQUIRED ON THE PLAN/PLAT DOCUMENT 

 
1.  Number of Plans: 

• Two (2) Plans (one 11” X 17” or 18” X 24”) and one digital copy prepared by a professional land 
Surveyor/Engineer      

 
2.  Items on Plan/Plat:   

• Plat is labeled “Concept Master Plan” in the lower right corner 
• Open space, as required          
• Neighboring property boundaries and owners within 300 feet 
• Date prepared and date of any revisions   
• Scale of drawings        
• North arrow         
• Vicinity map  
• Section(s), Township, Range 
• Specific phase, if any, has been labeled  

     
3.  Topographical Information:     

• Contour lines    
• Flood hazard area, if any 
• Overlay areas  

    
4.  Design Requirements:      

• Total acreage       
• Number of lots and size      
• Street layout including width and designation of county road access with notation of approaches, if 

applicable, no closer than 300 feet to one another    
• Existing streets and names within 200 feet  
• Easements for irrigation, water, sewer, power and telephone   

 

Taylor R Cook 

Sid Kunz

6-8-2021

6-8-2021
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SECTION IV:  CHECKLIST OF REQUIRED ITEMS 
Please submit narrative or renderings addressing each of the following categories: 
 
1.  Water Resources:     

• Description of irrigation system 
• Description of culinary water system  
• Water rights         
• Description of waste system       
• Natural drainage channels        
• Storm and surface water drainage 

 
2.   Maps Required: 

• Soil types  
• Geographical hazards   

 
3.  Availability and capability of public services: 
These topics are to be addressed in a general way. A Public Service/ Fiscal Analysis may be required at the 
Preliminary Plat stage, at which time these items will be addressed in detail. 

• Fire protection 
• Police protection 
• Public road construction and maintenance 
• Central water 
• Central sewer 
• Parks and open space 
• Recreation 
• Infrastructure/open space maintenance 
• Schools 
• Solid waste collection  
• Libraries 
• Hospital 
• Estimate of tax revenue 

 
4.  Zone Change, if any:  

• Current Zoning District 
• Proposed Zoning District 
 - Submit completed Zone Change Application  
  

5.  Other Land Use Applications, if any: 
• Scenic Corridor 
• Conditional Use Permit 
• Variance 
• Other:  ______________ 

 
 
SECTION V:  PLANNING ADMINISTRATOR/DESIGNEE REVIEW/ACTION 
 
 
 Application is considered complete and accepted on this the ________day of _______________, 20___.   
 
 
Planning Administrator/Designee Signature:  _____________________________________________________ 



 

 

 

        
INTRODUCTION 
The ____K Ranch________ Subdivision is a proposed twenty-nine lot subdivision of a 74.95 acre parcel. The parcel ID: 
is RP03N45E122401. The owner is K Ranch LLC.  The property is currently a vacated lot used for agriculture 
 
SECTION I  
See application form. 
 
SECTION II:  CONSIDERATION FOR APPROVAL 
(Please submit narrative referencing these 5 items) 
  

1. The conformance of the subdivision/PUD with the comprehensive plan. 
The proposed K Ranch Subdivision meets the goals of the Comprehensive Plan and the current A/RR 2.5 zoning code. 
The development would be in compliance with the current building codes, meet the required density, fit in with the 
rural community character, all height, scale and other applicable standards such as parking would be met. 
 

2. The availability of public services to accommodate the proposed development. 
Existing public services including recreation, sheriff, emergency services, circulation (roads and pathways), etc. are 
available and sufficient to accommodate the proposed development. 
 

3. The continuity of the proposed development with the capital improvements plan. 
Development would be in alignment with the capital improvements plan in that the subdivision meets the density 
within its zone and there would be very minor impacts on existing public service facilities, however, the tax levy 
would be adequate to cover any necessary improvements. 
 

4. The public financial capability of supporting services for the proposed development. 
The assessed tax levy/bonds in place would cover any public financial burden of supporting services for the proposed 
development.   
 

5. Other health, safety or general welfare concerns that may be brought to the commission’s attention. 
There are no other health, safety or general welfare concerns with the proposed subdivision and development.  

 
 

SECTION III:  ITEMS REQUIRED ON THE PLAN/PLAT DOCUMENT 
 
1.  Number of Plan/Plats: 

• 2 Plats (11” x 17” or 18” x 24”) Prepared by a Professional Land Surveyor/Engineer:   
  Please see attached plats. 
 

2.  Items on Plan/Plat: 
• Plat is labeled correctly as “Concept Master Plan” and the specific phase has been labeled:   

  The plat is labeled as “Concept Master Plan.” 
• Open space:  

There is planned open space towards the northeast corner of the property but not listed on the 
Concept Plan. 

• Neighboring property boundaries and owners within 300 feet:   
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  Property boundaries and owners are shown on the concept plan. 
• Date prepared and date of any revisions:   
  The date prepared is shown on the plan, June _15_,2021 
• Scale of drawings:   
  Complete, a scale is shown on the plan as 1” = 60’.     
• North arrow:   
  Complete, the north arrow is shown on the plan.     
• Vicinity map:   
  Complete, a vicinity map is shown on the plat with surrounding subdivisions. 
• Section(s), Township, Range:  

Complete, the title block references the sections, township and range. 
 

3.  Topographical Information:  
• Contour Lines:   
  Contour lines are shown on the plan in one-foot increments.    
• Flood hazard area:   

There are no floodplain overlays associated with this property  
• Overlay Areas:  

Big Game Migration Corridor 
• Waterway Overlay: 

No waterway overlays exist. 
 

• Victor City Impact Area: Parcel does fall within the impact area. 
 

4.  Design Requirements:      
• Approximate total acreage:  
  There are 74.95 acres      
• Number of lots and size: 
  There are 29 lots proposed and the lot sizes are shown on the Concept plan.    
• Street layout including width and designation of county road access with notation of approaches, if 

applicable, no closer than 300 feet to one another: 
• Existing streets and names within 200 feet:  

The access shall be off of County Road E 8500 S. (Minor Neighborhood) 
• Easements for irrigation, water, sewer, power and telephone 

Easements for irrigation are shown on the proposed plans. water, power or telephone. Overhead 
power is located along the north side of County Road E 8500 S. The Kimball Canal runs through the 
northeastern corner of the proposed subdivision. 

 

SECTION IV:  CHECKLIST OF REQUIRED ITEMS 
This section contains the checklist of items required.  The items are numbered and the status of each item is described 
below.  
 
1. Water Issues:    

• Description of culinary water system:   
  Individual culinary wells are proposed for each lot.   
• Description of irrigation system:   
  Trail Creek Sprinkler Irrigation Co. 
• Water rights:   

Please see the water right reports attached to this application.      
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• Description of waste system:   
  Individual septic systems are proposed for each lot.  
• Natural drainage channels:   
  N/A  
• Storm and surface water drainage:   

It is anticipated most storm water will be contained on site.  There is a gradual slope of the land to 
the west. 

 
2. Maps Required: 

• Soil types:   
The area’s surface geology is mapped on the USGS “Geologic Map of the Driggs Quadrangle, 
Bonneville and Teton Counties, Idaho, and Teton County, Wyoming,” Pampeyan, E.H., Schroeder, M.L., 
Schell, E.M., and Cressman, E.R., 1967.  The mapped deposits throughout the subdivision are “Qf – 
Alluvial fan deposits” which are typically described as water transported deposits spreading form 
the mouths of canyons   
The National Cooperative Soil Survey, a joint effort of the USDA, NRCS, and other state and local 
agencies, has mapped the Alpine gravelly silt loam on the north half of the subdivision and the 
Badgerton-Alpine complex on the south half of the subdivision. Both soil types are gravelly mixed 
alluvium.  

• Geological and geographical hazards:   
There are no known geographical hazards on this site that we are aware of. 
Teton Valley is located within the Intermountain Seismic Belt, a zone extending from southern Utah 
through eastern Idaho and western Montana, and encompassing western Wyoming and the Teton 
Range as referenced by Robert B. Smith and Walter J. Arabasz in "Seismicity of the Intermountain 
seismic belt, Neotectonics of North America,” 1991. The USGS Earthquake Hazards Program has 
mapped Quaternary faults and folds in the United States as displayed on Google Earth. Active faults 
mapped in the vicinity are the Teton Fault, Grand Valley Fault, Rexburg Fault, and Heise Fault. In 

particular, the Teton Fault and Grand Valley Fault are thought to be capable of producing major earthquakes 

of a magnitude of six or greater. The portion of the Teton Fault mapped as active in the Quaternary is 
approximately 14 miles east of the site. Portions of the Heise Fault and the Grand Valley Fault mapped 
as active in the Quaternary are within 40 miles. Multiple minor earthquakes with epicenters near the 
site have occurred in recent years (USGS Earthquake Database). The USGS “Geologic Map of the 
Driggs Quadrangle, Bonneville and Teton Counties, Idaho, and Teton County, Wyoming,” Pampeyan, 
E.H., Schroeder, M.L., Schell, E.M., and Cressman, E.R., 1967 shows the concealed postulated trace of 
the Jackson Thrust Fault traversing from southeast to the northwest through the northeast corner of 
the subdivision. The actual fault location is unknown as there is no surficial expression of the fault 
within Teton Valley and the fault is not classified by the USGS as an active fault within the Quaternary. 
 

3. Public Services that shall or may need to be provided:   
• Fire protection: A fire pond will be installed to meet fire protection standards. 
• Police protection:  

Police protection shall be provided by the Teton County Sheriff’s Department.   
• Central water:  

The new lots shall have an individual well. 
• Central sewer: N/A 
• Parks and open space:  

There will be open space throughout the proposed development and specifically towards the 
northeast corner, which corresponds to the forested area part of the Big Game Migration Corridor. 

• Recreation:  
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The property is in close proximity to the national forest property. 
• Maintenance:  

Not applicable. 
• Schools:  

According to school officials .80 children, on average, per household attend the Teton County School 
District. Using this information, it is projected this additional 29 lots will add approx. 23 children to 
the District.   

• Waste:  
RAD Sanitation is a privately-owned business that provides a garbage removal service to their 
customers.  

• Estimate of tax revenue:  
The existing taxes for the property for 2020 was $302.90 for 74.95 agricultural acres; the additional 
lots shall generate additional tax revenue, per lot when developed.  

 
4.  Zoning:  

• Zoning District:   
A/RR-2.5. 

• Zone change:   
Not Applicable, as we are not proposing to change the zone. 

 
5. Other Land Use Application, if any: 

• Scenic Corridor:  
The property does not lie within the Scenic Corridor. 

• Conditional Use Permit:  
None proposed. 

• Variance:  
None proposed. 

• Other:  
None proposed. 

 

SECTION V:  STAFF SUMMARY 
 

 
SECTION VI:  PLANNING ADMINISTRATOR ACTION 
 
Application considered complete and acceptable: _____________________________________ 
Date: _____________ 
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2.634 ac.

LOT 6
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LOT 17
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MEMORANDUM

To:  Kim Kolner, Victor City Planning and Zoning Director

From: Robert Hood

Date: 9/9/2021

Re:  K Ranch Water and Sewer Connection Feasibility Analysis

K Ranch Subdivision is a proposed 29-lot subdivision located about 1/8-mile east of the City of Victor
boundary. The proposed subdivision is outside of City limits but within the City’s “Area of Impact.”

WATER SYSTEM ANALYSIS

Connecting the K Ranch subdivision to the City water system will result in an increased demand to the
City system. This demand can be broken down into three parts, the demand on the City’s Water
Source, Water Storage, and the Transmission system.

Water Source

The estimated water usages of the proposed K-Ranch Subdivision is calculated as follows:

𝐾 𝑅𝑎𝑛𝑐ℎ 𝑀𝑎𝑥 𝐷𝑎𝑦 𝑊𝑎𝑡𝑒𝑟 𝐷𝑒𝑚𝑎𝑛𝑑 ≈ 29 𝑙𝑜𝑡𝑠 ∗ 1.5 1,096
𝑔𝑝𝑑
𝑒𝑟𝑢

= 47,700 𝑔𝑝𝑑

The estimate assumes that, due to the larger than average lot sizes (2+ acres), K-Ranch lots will use
1.5 times the water used by typical Victor lots. The City has an estimated 90,000 gallons per day of
excess water available for use (Lucy Meadows Water and Wastewater Analysis, 2020). The City has
source capacity available to serve the K Ranch Subdivision.

Water Storage

The City currently has 191,000 gallons of excess water storage capacity available. The K-Ranch storage
demand is calculated as:

𝐾 𝑅𝑎𝑛𝑐ℎ 𝑊𝑎𝑡𝑒𝑟 𝑆𝑡𝑜𝑟𝑎𝑔𝑒 𝐷𝑒𝑚𝑎𝑛𝑑 ≈  
47,700 𝑔𝑝𝑑

1.75
∗

8 ℎ𝑜𝑢𝑟𝑠
24 ℎ𝑜𝑢𝑟𝑠

= 9,000 𝑔𝑎𝑙𝑙𝑜𝑛𝑠

Which is equal to the average day demand for over an 8-hour period. The City has the excess storage
capacity available to accommodate K-Ranch Subdivision.
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Water Transmission

The closest City waterline to the K Ranch Subdivision is the 8-inch diameter waterline that dead ends
on the east end of Aspen Street. To loop the system, the subdivision would also likely connect to the
east end of Elm Steet. Waterlines for K Ranch were created in the City’s water model software and
connected to these points. The results show the following:

 Pressure during max day demand: 43 psi to 58 psi

 Available fire flow during max day demand: 1,350 gpm to 1,790 gpm

A figure is provided in the attachments showing the water model map. The calculated pressures and
available fire flows are within the standards required by Idaho DEQ and the fire code.

SEWER SYSTEM ANALYSIS

The closest sewer line to the K Ranch Subdivision is located at the east end of Elm Street, 1/8 mile
from the Subdivision boundary. This would be logical connection point. The terrain of the Subdivision
slopes from the southeast to the northwest making a gravity collection system within the subdivision
feasible. Sewer from the subdivision could then flow by gravity through the City collection system to
Larkspur Ave. and then to the 12-inch sewer line on S 500 W.

The estimated wastewater flow rate form K Ranch is:

𝐾 𝑅𝑎𝑛𝑐ℎ 𝑊𝑎𝑠𝑡𝑒𝑤𝑎𝑡𝑒𝑟 𝐹𝑙𝑜𝑤 𝑅𝑎𝑡𝑒 ≈ 100 𝑔𝑝𝑑 𝑥 2.82 𝑥 29 = 8,178 𝑔𝑎𝑙𝑙𝑜𝑛𝑠 𝑝𝑒𝑟 𝑑𝑎𝑦

The 2006 Victor Wastewater Facility Plan estimates the wastewater capacities and actual flow rates
for the sewer lines in the City. The sewer lines where K Ranch would connect have ample capacity to
serve the proposed subdivision.

The capacity of Driggs wastewater treatment facility is the current weak link in Victor’s wastewater
system. Driggs is in the process of studying and address the shortfalls of the treatment system. A
sewer connection to Victor from the K Ranch Subdivision is feasible.
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