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Project Narrative in Support of Mountainside Village Phase 5 Concept Plan Application 
 
We are happy to submit Phase 5 of Mountainside Village to the City of Victor. Mountainside Village is a 
multi-phase mixed use development that was approved by the City pursuant to an Annexation 
Agreement, recorded as Instrument No. 165316, and a Master Development Agreement, recorded as 
Instrument No. 171687 (collectively, the “Development Agreements”). The Development Agreement 
approved a multi-phase rural urban transect development. Pursuant to the Development Agreements, 
Phases 1 and 2 have been approved and constructed and Phase 3 is under construction. The Phase 4 
Concept Plan was approved in April 2021. A preliminary plat application for that phase is currently being 
finalized. In order to continue holistic planning, the Mountainside Village Master Plan has been updated 
with the approved Phase 4 plan and the updated Phases 5 and 6 Concept Plans. The City and the 
Mountainside Village community will benefit by concluding updates to Concept Plans for Phases 5 and 6 
before Phase 4 construction commences.   
 
Location and Zoning 
Phase 5 of the Mountainside Village project is east of Kimball Canal and west of Edgewood Estates as 
shown on Exhibit A. Phase 5 includes 26 residential lots on approximately 55 acres for a net density of 
approximately 2 acres/lot. The zoning for this property is RS-7 with a 7000 sf. minimum lot size. The lot 
sizes on this concept plan range from 16,000 sf.  to 36,000 sf.  There is approximately 36 acres of 
dedicated open space shown in phase 5.  That represents an over 66% open space ratio. The open 
spaces of the this phase are contiguous with South Commons of Phase 4 and the open space along the 
Kimball Canal.  
 
This site is between the earlier phases of Mountainside Village and the City of Victor to the West, the 
Victor Cemetery and Taylor Shadows Subdivision to the north, Edgewood Estates to the east and to the 
south there are a variety of long established residential properties along the Old Jackson Highway and 
the significant influence of the Highway 33 over Teton Pass. The submitted plan represents our effort to 
sensitively respond to the context of the site and the need for high quality house sites in the City of 
Victor.  
 
Compliance with Victor Land Development Code and Comprehensive Plan.  

The Victor comprehensive plan and Article 1 of the Victor Land Development Code speak to 
balancing uses including a mix of land uses, walkable neighborhoods, development within the City 
limits, the protection of fish, wildlife and recreation resources, and protection of agricultural 
resources. The overall plan of Mountainside Village balances the many sometimes competing goals 
expressed in those documents. The land use patterns we are establishing promote a healthy lifestyle 
and environmental sensitivity. The walkable neighborhood combined with pedestrian access to 
natural open spaces helps keep people out of cars. That’s healthy for people and the planet. Our 
generous open space preservation, landscaping requirements and wildlife corridors allow for 
coexistence with wildlife.   
 
Our management plans include seasonal closures of specific Mountainside Village trails and 
educational initiatives to help people understand the need for that and similar closures on public 
lands. We expect to work with Mountainside Institute and wildlife oriented organizations in the 
region to broaden those educational initiatives to help people to act responsibly toward the wildlife 
near their homes or in the backcountry.   
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Transect and Hillside Planning  
As on the original Master Plan, there is a transition to the lower density and larger lots on the hillside. 
From the outset, Mountainside Village was planned to follow an urban to rural transect. The Village 
Center area is the highest density area in the community. The Mountainside Village hillside is the lowest 
density transect area of The Village. Phase 5 is least dense, the planning is the least formal and most 
naturalistic of Mountainside Village. The open spaces will be kept natural as opposed to improved.  
Walks are to be a natural trail network and exterior lighting will be minimal and be shielded to protect 
the night sky.  It is our goal to have a slightly narrower street section, 20’ wide paved, in this area to 
further minimize site disruption.  Street and building designs are to integrate with the natural 
topography to minimize the need for regrading.  Drive length and site disruption will be limited.  
 
Trails & Walks 
Mountainside Village has a large cohesive network of open spaces connected by a network of walks, 
pathways and trails. Following transect based planning and a common sense approach to the site, the 
pedestrian network transitions from formal paved walks in the denser portions of the neighborhood to a 
trail system on low density hillside areas. New trails will be established with the development of this 
phase. Some of those trails are to have seasonal use limitations to protect big game.  Sidewalks are not 
appropriate for the hillside phase of Mountainside Village as they would lead to un-necessary site 
disturbance. The road in that area will have very low traffic volume and can easily accommodate safe 
non-vehicular use.  Sidewalks along that road would be overkill.  The concept of trails in lieu of sidewalks 
on the low density portions Mountainside Village was discussed and agreed to as part of the original 
Mountainside Village Master Plan. (see Master Development Agreement Exhibit j “Pathway Plan”) 
 
Access to Public Lands 
There has long been a goal for non motorized access to public lands from the City of Victor. 
Mountainside Village Property is the only possible link for such access. We like to think of the possibility 
of walking from the City of Victor as far as Montana on Public lands. The AJ Linnell memorial trail is an 
effort to provide such access. An easement for that trail was initially granted to the City of Victor in 
2016. That easement is not complete or guaranteed in perpetuity.  The completion of Mountainside 
Village Phase 5 would further complete and secure that easement.  
 
Natural Resources   
A Natural Resources Inventory study and Management plans for the property were developed by Biota 
in 2001-2004. The original studies identified critical habitat and forage areas. Based on those studies key 
habitat areas were shown as preservation areas on the original Mountainside Village Master Plan. An 
updated Natural Resources Inventory and Analysis report has been prepared by Biota over the last 2 
years to provide updated background natural resource information and assess the possible adverse 
effects of proposed development on natural resources with an emphasis on big game. Key findings of 
the original reports were confirmed by the recent studies. The current application reflects a response to 
those reports. The highest value habitat is protected on the submitted plans. (see attached Natural 
Resource Analysis) The proposed Mountainside Village Phases 5 project will result in the preservation 
and enhancement of 36 acres of open space in the 54 acre portion of the site within the Teton County 
Wildlife Habitat Overlay for big game migration corridors and seasonal habitat. The aquatic habitat 
along Kimball Canal will be enhanced with additional created wetland. A corridor for wildlife movement 
and shelter will be maintained and improved along that canal. In addition to the protected open spaces, 
private properties will be required to have wildlife friendly  landscaping. Natural vegetation with a 
minimal of manicured lawns is the plan for those properties to further limit impacts to valuable 
mountain shrubland.  There will be no large area or perimeter fencing allowed.   
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The existing uses on and surrounding this site compromise the habitat value of the site. The recent Biota 
report states that while the mountain shrubland habitat in portions of the project area provide high 
value habitat for big game species (deer, elk and moose), the current level of human and domestic pet 
presence on the public AJ Linnell Memorial trail, Mountainside Village hillside trail network, and the 
adjacent Edgewood Estates and Taylor Shadows neighborhoods limits the attractiveness and value of 
this area as long-term habitat for big game. Wildlife will habituate to people using predictable routes. 
The proposed project is not likely to have population level impacts on big game. 
 
The submitted plan has minimized impacts to big game and big game habitat. A multi-faceted Wildlife 
Habitat Management Plan has been developed to minimize adverse impacts to big game. Proposed 
habitat management/mitigation measures include habitat preservation, restoration, enhancement, 
education/outreach, landscaping and fencing restrictions, pet restrictions, and seasonal use restrictions.  
A high open space ratio and landscaping requirements that will preserve habitat on individual properties 
are incorporated into the submitted plan to limit impacts to the valuable mountain shrubland habitat.    
 
Design Standards, Lot and House Types 
Phase 5 includes a variety of lots sizes and configurations. There will be careful attention to final building 
envelopes to protect natural features of trees and rock outcroppings. The design code for all these 
properties will emphasize low off site visibility and blending with the natural landscape.  Color pallets 
will be muted and keyed to blend with the existing natural environment.  As with other phases of 
Mountainside Village there will be south glazing minimum requirements. The energy performance 
standards for these homes will be set well above current building codes.  Partial earth sheltering will be 
encouraged where appropriate.   
Detailed professionally prepared site grading plans will be required for all properties.  Grading and earth 
retaining standards will be established. Skyline protections will be incorporated into the design code.  
There are 4 residential lot types in the phase 5 Concept Plan.  They are: 
  

• Partial Earth sheltered,  These homes are to be partially tucked into a slope adjacent to the 
roadway. They will have compact footprints to minimize site area disturbance. The location 
nestled into the base of the hill will create very low visibility of the residences from off the site.  

• Lower Hillside The sloped sites of these properties will incentivize compact footprints and 
careful site planning.   Building massing and modulation will be regulated to minimize bulk and 
scale overall visual impact. 

• Upper Hillside  These properties will have similar design regulations to the lower hillside 
properties.  They will be more tightly height regulated due to greater potential visual impact of 
their elevated location.   

• Upper Meadow   The houses on this more visible on knoll will be the lowest profile homes.  Low 
slope roofs and partial earth sheltering will be incentivized.   

 
City Water 
It has been determined that there is sufficient water in the Victor Water System to supply this phase of 
Mountainside Village. The choice to service the lands of this phase with City water were made by the 
City of Victor in 2004. The current “Culinary Water System of Victor” plan, prepared by Sunrise 
Engineering, shows a lot layout very similar to the submitted plans for the area of Mountainside Village 
Phase Five, within the City Limit area to be served by City water.  There will need to be upgrades to the 
existing City water system to supply sufficient water pressure and volume to the properties of 
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Mountainside Village Phases 4, 5 and 6. The City Council on the recommendation of City Engineer 
Robert Hood of Sunrise Engineering adopted an approach to the Victor City Water System that would 
include a water tank on the mountainside Village Hillside. (see Council Minutes Jan. 26, 2022) That tank 
would be buried to minimize visual impacts. The tank would be in the cul-du-sac of the Phase 5 street 
and thus would be in a public right of way and at the appropriate elevation identified by the engineers.  
That tank would require year round access which would be achieved via the street built with Phase 5. 
Without the construction of Mountainside Village Phase 5, there will not be the elevated water tank that 
the City has proposed. It will benefit all parties and lead to the best planning solutions for the Phase 5 
infrastructure, including a tank and other water system upgrades to be planned in concert with the 
finalizing of the Phase 4 improvement plans currently nearing completion.  
 
 Required improvements for meeting City of Victor and Teton County Fire department water flow 
requirements will be met by improvements funded by the developer. Those improvements will be 
guaranteed to be built by financial guarantees that will be included in a development improvement. The 
successful development of the necessary and required water system improvements will be guaranteed 
by the same mechanisms that will ensure that all public utilities are completed as designed and 
specified. This is likely Victor’s only opportunity to develop an upper pressure zone with elevated water 
storage to ensure a robust maintenance and energy efficient system. This is the only opportunity Victor 
will have to develop the system preferred by the Sunrise Engineering consultants that have been 
working with the City to study needed water system upgrades.  We look forward to working with the 
City to design and build the best system possible to meet our mutual needs.  We are glad to work with 
the City on a fiscal analysis of system options during system design which will take place as part of the 
preparation of Preliminary Plat construction documentation. The essentials of a fiscal analysis for the 
purposes of a concept review is that upgrades to the water system necessitated by Mountainside Village 
development will be paid for by the developers of Mountainside Village.  The hillside properties above 
an elevation of approximately 6330’ would constitute a new upper, upper pressure zone.  A unique fee 
structure could be developed for this area to ensure that costs of service are adequately covered by the 
City’s fee structure. Projected valuations and thus tax revenue place of Phase Five properties at over 
$8000 per frontage foot of street. That is considerably higher than the current Victor average of shown 
to be in the $3000 in recent studies. Even accounting for significant value inflation, this phase will be 
comparable or better than the Victor norm from the standpoint of maintenance cost vs tax revenue. 
Additionally, it is appropriate to view fiscal impacts of Mountainside Village as whole and not on a phase 
by phase basis. By those metrics, Mountainside Village compares quite favorably with other residential 
areas of Victor. (See Phase 3 property tax revenue projection studies)  
 
Alternative Phases 5 Plan  
We have prepared an alternate 20 lot plan for Phase 5 of MsV that would not use City sewer. Eastern 
Idaho Public health has already reviewed test pits on the site and determined that septic systems would 
work well at that density. (see attached memo from East Idaho Public Health 10/4/2021)  A hybrid 
system with City water and alternatives to sewer could allow us to lower density and would alleviate 
some of the challenges the City is currently facing with regard to it’s sewer system.  This plan has not 
been the formal Phase 5 Concept Plan proposal as the City would have to make a request to East Idaho 
Public health to allow this alternative to move forward. We continue to be open to working with the City 
toward smart and responsible planning for our community.  
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Draft Development Conditions for Phase 5 of Mountainside Village 
Because of the sensitive nature of the site, the developer Mountainside Inc. has proposed to attach 
specific conditions to Concept Plan, Preliminary Plat and Development Agreements as appropriate.  
These conditions are designed to address concerns specific to the site and hillside development. The 
Victor Hillside Zone has not been adopted for this property.  These Conditions would by reference adopt 
applicable and appropriate standards of that planning initiative.  (see attached “Draft Development 
Conditions for Phase 5 of Mountainside Village” submitted to the City in September of 2021)  It is 
expected those Conditions with input from the City will be updated as part of the Concept Plan review 
process.  
 
Summary 
Phase 5 of Mountainside Village will provide attractive and sustainable housing options in a 
neighborhood where people will be proud to call home. It will fit the existing topography and protect 
large areas of open space. It will become a significant asset to Victor and the greater Teton Valley 
Community.   The submitted concept plan is in accord with City of Victor Zoning, the City of Victor 
Comprehensive Plan and the approved Mountainside Village Master Plan.   
The submitted phase 5 plans would help ensure for the City of Victor important long term assets of 
access to public lands and significant enhancements to the City’s water system.  Both of those assets to 
the welfare of Victor were included in the original approved Mountainside Village Plan.   
We as the developers of MsV have worked for over twenty years to address a balance of human needs 
and environmental concerns and to build for a holistic healthy life-style that is advantageous for the 
residents of Mountainside Village and Victor as a whole. 
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Concept Site Plan  
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