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

Planning and Zoning Commission Staff Report 

 REPORT DATE: May 12, 2022 

 HEARING DATE: May 19, 2022 
 

 

FILE NUMBER / NAME SD2021-12 –Mountainside Village Phase 6 Subdivision– Concept Plan 

APPLICATION TYPE Concept Plan 

PROJECT APPLICANT Mountainside Inc -Larry Thal PROPERTY OWNER Mountainside Inc. 

PROJECT LOCATION Victor Cemetery Road PARCEL NUMBER Part of RPB3N45E130603 

ZONING DISTRICT RS-7 LAND USE ACTIVITY Agriculture 
 
Re: Applicable Victor Values:   
☐Culturally Historic  ☒ Sustainable  ☒ Connected to Nature 
☐ Small Town Feel  ☒ Family Friendly ☒ Administrative Need 
 
 
PROPOSAL & APPLICATION PROCESS 

The applicants have applied for a Concept Plan review to create Phase 6 of the Mountainside Village Subdivision. This 
concept plan proposes the creation of 12 residential lots and the remaining lot for the purpose of greenspace on a 12-acre 
tract of land. The application was submitted and last updated on July 12, 2021. The property is currently zoned RS-7 and is 
undeveloped. The site is primary used a farmland. One-hundred percent (100%) of the property is within the Big Game 
Migration Corridor and Seasonal Range, according to the Teton County Natural Resources Overlay Map. There are no know 
FEMA floodplains or wetlands on the property. The site is bordered by the Kimball Canal along its western boundary. Due to 
the moratorium for the area in the upper pressure zone the processing of this application was delayed.  

APPLICABLE CRITERIA 
Listed below are governing standards that shall apply: 
 

• Victor Land Use Development Code (LDC): Ch. 11 Site Development; Art. 12 Street & Public Improvements; Art. 13 
Property Development Plan & Resource Protection; and Div. 14.5.10 Full Plat.   

• City of Victor Comprehensive Plan 
 
PROCEDURE 
This application is undergoing a Concept Plan Review. [LDC Div. 14.5.10.C] Approval of this procedure requires public 
hearing before the Planning & Zoning Commission in order to be approved. The Planning and Zoning Commission may also 
continue the Public Hearing to a later date. Once Concept Plan is approved, the applicantion becomes void 18 months from 
the date of approval by P&Z. The applicant can either submit a Preliminary Plat application prior to the 18-month deadline 
or they will be required to resubmit for Concept approval again.  
 
IMPROVEMENT DESIGN AGREEMENT – for water infrastructure 
At the March 23, 2022, City Council meeting, the City signed an Improvement Design Agreement with Mountainside Inc. to 
design, finance, and build the preferred Upper Pressure Zone (UPZ) water system. The solution selected by City Council 
known as Alternative 4, calls for a 200,000-gallon in-ground water tank to be built on a hillside near the eastern boundary 
and highest elevation of the UPZ at an estimated cost of $960,000. 
 
Staff anticipated addressing the issue of financing and building Alternative 4 as part of the forthcoming Capital 
Improvements Plan. However, because future development in the UPZ is largely dependent on improvements to the UPZ, 
Mountainside, Inc. (Mountainside) desires to design, finance, and build Alternative 4 in conjunction with future phases of 
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Mountainside Village (MSV). Specifically, MSV Phase 4 (concept plan approved) requires UPZ improvements to be made to 
meet the required fire flows. MSV Phase 5 (pending public hearing for concept plan approval) includes a possible location 
for the water tank and the roadway needed to maintain the water tank. MSV Phase 6 (pending public hearing for concept 
plan approval) also requires the improvements for water service to their proposed lots. 
 
Because Mountainside’s timeline for subdivision and development does not align with the Capital Improvement Plan, 
Mountainside has agreed to design the public infrastructure needed for Alternative 4 at its own expense and subject to the 
City Engineer’s approval. The MSV developer also understands the expectation is that they will pay for these improvements 
once they are designed, and the failure to do so would frustrate future phases with no agreed-upon water solution. Once 
approved, the water system improvements will be dedicated to the City. In exchange, Mountainside or its successors are 
entitled to recapture fees per City code. 
 
Absent such an agreement, MSV Phases 4, 5, and 6 will require ad-hoc measures to improve water supply, such as pump 
and booster stations. The UPZ feasibility study defined such an approach as the “do nothing” alternative. Council rejected 
this option because, in the mid to long term, ad hoc solutions are more costly and resource-intensive but less reliable than 
gravity systems such as what was selected. 
 
Finally, it is important to note that this agreement does not create any new development rights for Mountainside. Instead, 
by entering this agreement, Mountainside will be positioned to move forward on the approval process for planned phases 
of MSV. Those applications will continue to be subject to the same review and approval process as all other applications, 
notwithstanding the existence of this agreement. 
 
PROJECT LOCATION  

 
 
STAFF ANALYSIS 

Section 
Number 

LDC Text or 
requirements 

Application Proposal          
 
 

Staff Comments 

14.5.10.C.6.a Recommendations of the 
Administrator, including 
recommendations from 

  The letter from the City Engineer is 
attached.  

Project 
Location 
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internal City departments 
and external agencies; 

14.5.10.C.6.b The plan substantially 
conforms with the 
underlying zoning and 
applicable provision of this 
Title and conforms with 
the City’s Comprehensive 
Plan and other applicable 
plans and policies, such as 
the Transportation Plan 
and Recreation Master 
Plan. 

 See staff comments below regarding 
the Land Development Code and the 
ReEnvision Victor Comprehensive Plan. 

14.5.10.C.6.c The availability of public 
services to accommodate 
the proposed 
development. 

 The applicant submitted 
engineering report and drawings 
of how the lots will be serviced by 
utilities. 

All design for water and sewer services 
will be determined with preliminary 
plat. The City will expect all standard 
designs and specifications to be met 
for this phase, including road design 
with sidewalks and street trees, etc. At 
the time this report was drafted staff 
had not heard from any other public 
service agency with comments or 
concerns regarding the proposed 
subdivision. 

14.5.10.C.6.d The conformity of the 
proposed development 
with the capital 
improvements plan. 

The City is in the process of 
creating a capital improvements 
plan. The City Engineer has already 
completed a report regarding the 
improvements needed for new 
development in this area.  

After the City Council determined 
which upper pressure zone water 
improvements were preferred, the City 
entered into a Infrastructure 
Improvement Agreement allowing 
Mountainside Inc to made the 
improvements needed to the City 
infrastructure, including the water 
storage tank, pumps, and mainlines.   

14.5.10. .6.e Other health, safety, or 
general welfare concerns 
that may be brought to 
the City’s attention. 

According to the Teton County’s 
Natural Resources Overlay Map 
this area has been designated 
within the Big Game Migration 
Corridors and Seasonal Range: Big 
Game. The applicant submitted a 
Habitat Management Report for 
phases 3-6. 

Section 13.1.12. Natural Resource 
Protection Plan regulates all new 
development in the Natural Resources 
Overlay Map and options for 
mitigation of impacts.  

 
 
LAND DEVELOPMENT CODE 
Article 1 outlines the Purpose and Intent of the Code. 1.1.2. Purpose and Intent of the Code. While the application and the 
subdivision process are supported by many of the items listed in the Purpose and Intent of the Code there are several that 
are should be considered for review. Applicant states that application meets this code section but does not describe how 
the development protects important environmental habitats and wildlife, how the development is commensurate with the 
physical characteristics of the land, or how the development takes advantage of compact building design. 
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Articles 2-8 pertain to zoning and building type standards which are met. The zoning of the property is RS-7. All lot sizes and 
frontage requirements comply with the minimum requirements of the LDC. Article 9 is Overlay Districts, there are not 
overlay districts of the City’s on the subject property. Article 10 is met as the narrative indicates that all of the uses will be 
single family residential, passive use natural areas, or farming activities located within the REC zoning area which is allow. It 
is noted that the Farm is planned to expand. The expansion may require a rezoning of that portion of the property. It is also 
outlined in the Comprehensive Plan to amend the code to allow for more urban farming within City limits. A code 
amendment to address this has not yet been drafted. Article 11 will apply at the time of individual lot development. Article 
12 will be reviewed in detail during the next step Service Provide Notification when the City Engineer and Public Works 
Director will review the application. Provisions of Article 13 are outlined above in the submittal requirements. Several plans 
are still needed to be submitted before the public hearing. Article 14 covers all the processes and requirements of each 
application including the Subdivision Application that are included in this review. Article 15 is definitions only and does not 
apply to this application.     
 
RE ENVISION VICTOR COMPREHENSIVE PLAN 
The Comprehensive Plan was created with considerable public comment, some of which was submitted by the developer 
regarding the designations on his site. The Future Land Use Maps Designation for the property is Surrounding 
Neighborhood. “Surrounding neighborhoods consist primarily of single-family homes located between Downtown 
Neighborhoods and the current edge of the city boundary. These neighborhoods are served by a highly connected street 
pattern, centered around schools, public facilities, neighborhood amenities or parks, and connected by trails. A 
neighborhood center and/or park should be integrated within every neighborhood.” Surrounding Neighborhoods suggested 
zoning districts include RS3, RS5, and RS7, Residential Single Family; CIV, Civic and Institutional; and REC, Parks and 
Recreation.  
 
The Comprehensive Plan states to “[…] avoid leap-frog development, allowing more cohesion and efficiency of services and 
infrastructure.” The proposed application is separated from the existing development within this area due to the approved 
Final Plat for Phases 3A and Preliminary Plat for 3B which are under construction and Phase 4 that has only received 
Concept Plan approval. Staff is requesting that the proposed Phase 5 preliminary plan include a plan for infrastructure 
improvements that will not surpass the improvements required for the prior phase. 
 
One of the overarching themes of the Comprehensive Plan is to help promote a Resilient Environment. Outlined in the 
Goals are a several pertaining to wildlife and environment that should be reviewed and considered by both the applicant 
and the Planning and Zoning Commission.  
 
Goal: Preserve open space, wildlife, and native vegetation for future generations. 

• Maintain and protect wildlife migration corridors. 
• Increase awareness, education, and enforcement of dark skies policies. 
• Mitigate the negative impacts of development on the natural environment. 
• Utilize compact, conservation-oriented development within Edge Neighborhoods to facilitate growth while 

preserving limited, environmentally sensitive lands. 
• Identify and maintain important community viewsheds. 
• Promote the acquisition and/or conservation of privately owned lands within the proposed Trail Creek 

greenway, and additional open space areas as defined on the future land use map. 
• Consider flexibility in the division of land and the siting and design of buildings in environmentally sensitive 

areas. 
 
The ReEnvision Victor Transportation Plan does not have any direct provisions or goals what would be impacted by the 
proposed subdivision. The City of Victor does not have a Master Recreation Plan but there are several Goals within the 
Comprehensive Plan that are related to recreation.   
 
HILLSIDE ZONING COMPATIBILITY 
The Hillside Zoning District was created and adopted for the purpose of regulating development within the Natural 
Resources Overlay District of the Teton County, Idaho. By direction of the Planning and Zoning commission and City Council 
the code language was approved and added to the Land Development Code, but no properties were rezoned to the Hillside 
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Zoning District. The zoning of the subject property remains RS-7. The zoning of the subject property remains RS-7.  The 
analysis below is only to outline how the current application aligns with the principles of the Hillside Zoning District and its 
intent to accommodate clustered single family uses in high value habitats and provide significant open space.    
 
Below are the Maximum Density allowances for the Hillside Zoning district and how it compares to the proposed density for 
Phase 6.  

 
MINIMUM PERCENTAGE OF 

OPEN SPACE 
MAXIMUM NET DENSITY NUMBER OF LOTS ON  

SUBJECT PROPERTY (55 acres) 
25% (13.75 acres) 10 acres/lot 5 lots 
50% (27.5 acres) 5 acres/lot 11 lots 

75% (41.25 acres) 1 acres/lot 55 lots 
APPLICATION PROPOSAL 

62% (7.5 acres) 1 acres/lot 12 lots 
 
Subdivisions within the Hillside Zoning District are not allowed to have newly created buildable lots over 200 feet above the 
valley floor. According to the review, the application is in compliance with this standard. The code does not allow skylining 
from Baseline Road or Highway 33. According to the review the application is in compliance with this standard.   
 
STAFF REPORT ATTACHMENTS 
The following relevant attachments are included in this Staff Report: 

1. Letter from Public Works & Engineering Department 
 
Application materials and public comments are provided by using the links on the City Website under the “more” section 
for the meeting date.  
 
SUGGESTED MOTIONS 
Approve: 
Having concluded that the Criteria for Approval of a Concept Plan found in Title 10, Article 14.5.10.C.6 have been reviewed 
and considered, I move to approve the Concept Plan for Mountainside Village Phase 6 Subdivision as described in the 
application materials submitted July 12, 2021, and subject to the Conditions of Approval in the staff report for the public 
meeting date of May 19, 2022. 
 
Deny: 
Having concluded that the Criteria for Approval of a Concept Plan found in Title 10, Article 14.5.10.C.6 of Land Development 
Code have not been met, I move to deny the Concept Plat for Mountainside Village Phase 6 Subdivision as described in the 
application materials submitted on July 12, 2021.  
 
Continue:  
Having found that further information is required, I move to continue the application to the ______ Planning and Zoning 
Commission meeting to allow the applicant to address the following concerns raised (specify concerns to be addressed). 
 
 
CONDITIONS OF APPROVAL 
 

1. The applicant shall be solely responsible with compliance to these conditions of approval, all applicable 
development requirements, all federal state local laws, and all previous land use decisions and the associated 
conditions rendered for this project site location. 
 

2. The Preliminary Plat process shall include coordinated plan for infrastructure improvements to the satisfaction of 
the City’s Engineer.   



ENGINEEING REVIEW
Robert Hood, P.E.

MOUTAINSIDE VILLAGE PHASE 6
CONCEPT PLAN

October 13, 2021

______________________________________________________________________________________

Mountainside Village Phase 6 is adjacent to Phase 4 and infrastructure (water, sewer, roads) will be a
continuation of Phase 4.

Roadway Design

There is no roadway section provided in the application. It is assumed that the section will match Phase 4
and will comply with the City Code 12.4.13 for “Local Streets” and will include sidewalks and street trees.

Water System Design

Water demand in Phase 6 is estimated to be about 6,500 gpd. The City water system has available capacity
to meet this demand. The MSV Engineers report does not mention if irrigation demands will be met by
culinary water or a separate system. This needs to be clarified.

Although the City has water available, the City water system cannot currently provide fire flows to Phase 6
(or Phase 4 and 5). The developer proposes to improve the City’s MSV booster pump station to add fire
flow capability. This is a major upgrade that will require gutting the pump station and replacing piping,
pumps, and electrical controls. The back-up generator will also need to be upsized. In light of the City’s
plans for an Upper Pressure Zone, this approach of completing a major re-build of the MSV booster pump
station will need further review by the City. This level of re-build will not be required if/when the upper
pressure zone is developed.

Sewer System Design

There are no issues with the sewer system design for this project on a conceptual level. As discussed in
more detail in the Phase 5 review MSV wastewater does contribute a chokepoint issue the City sewer
system is experiencing at Cedron/S 500 W.
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