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STAFF REPORT 
 
To:    City Council  
From:    Kimberly Kolner, AICP, Planning and Zoning Director 
Report Date:  October 21, 2020 
Meeting Date: October 28, 2020 
Project Name: AMD 2020-05 Land Development Code Amendment Work Session –Reduction of 

Floodplain Buffer and Trail Creek Buffer.  
Future Review: Public Hearing February/March 2021  
 
SUMMARY: The Comprehensive Plan draft recommends that staff review the floodplain regulations 
and to have them be consistent with the FEMA regulations. Staff feels that this recommendation of the 
Comprehensive Plan draft is a priority and would like to start discussion and education about FEMA 
and floodplains now during what is normally a slow development period and have the future 
amendments adopted before the 2021 construction season.  
 
I. BACKGROUND: The Federal Emergency Management Agency (FEMA) has been regulating floodplains 
since 1968 when it developed the National Flood Insurance Program (NFIP). Since that time, the City of 
Victor has not had a single structure claim flood damaged to the NFIP. In the early 1990s, City of Victor 
enacted a buffer of 50 feet outside of the high-water mark of Trail Creek. With the adoption of the new 
code in 2015, the Trail Creek buffer increased to 100’ and a Floodplain Buffer of 50’ was created. The 
Floodplain buffer created a setback that prohibits development 50’ outside the FEMA Floodplain.   
 
II. ANALYSIS 
Staff wants to begin the initial conversation of trying to find the right balance of regulations regarding 
floodplains and other water recourses. Staff strongly believes that protecting natural resources is one of the 
many jobs the zoning code is enacted to uphold. However, the code also calls for due process and reasonable 
rights of private property owners. Therefore, staff would like to have a more in-depth conversation about 
floodplains and water resources and how to regulate them appropriately.  
 
Staff is proposing the reduction of the Floodplain Buffer and Trail Creek Buffer. The reasoning for this is that it is 
currently overburdensome on developers and as a result making some properties undevelopable. This causes 
questions of regulatory taking that could open the City to lawsuit by property owners. If the regulations were to 
align more consistently with the FEMA regulations the City would have stronger enforcement authority as FEMA 
has more qualified scientific studies to determine where there are environmental concerns and hazardous areas 
due to potential flooding and loss of wildlife habitat.  
 
We will begin this conversation with general education about floodplains, FEMA, and our current regulations. 
Then open the discussion to get a better understanding of the environmental concerns and where more 
education may be needed.  Finally resulting in direction from P&Z on how staff should move forward, whether 
additional work sessions are needed or if they would like staff to prepare a draft and begin the public hearing 
process.  
 
III. SUMMARY OF PLANNING AND ZONING MEETING 
The Planning and Zoning Commission held a work session on this topic on October 20, 2020. Discussion 
started with a short presentation about FEMA floodplains and the City’s current regulations. Staff 
explained the proposed changes they would like to see. The group discussed options, support, and 
concerns. They generally agreed that there needs to be a balance of regulation, protection, and 
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allowing development to take place. Finding that balance will be the part that needs more information. 
Staff explained that they discussed this topic with Friends of the Teton River while preparing the staff 
report and the Commissioners would also like to hear from the organization at a future meeting. They 
would also like staff to prepare more maps regarding the impacted properties and structures by the 
current regulations and the reduction proposed by staff. There was discussion regarding the Trail Creek 
buffer and how it differs from the floodplain and the floodplain buffer. Lastly they requested to have a 
second work session to discuss the items required above and to take a first look at the redline draft 
before taking this to public hearing. 
 
IV. RECOMMENDATION 
Staff recommends that Council provide comments on the proposed amendment prior to the public hearing 
anticipated for the February/March 2021 meeting. 
 
V. SUGGESTED MOTION 
I move to direct staff to bring back this work session for further consideration and to begin work on the future 
code amendments listed in the staff report. 
 
Attachments:  

• Link to FEMA 268  
https://www.fema.gov/media-library-data/20130726-1440-20490-5918/fema268.pdf  

 
• Title 10 Section 13.1.1 Riparian Buffer Plan 

https://www.victorcityidaho.com/globalimage/Municipal%20Code/Zoning/2020Update/Art%2013%20a
mdO558.pdf 

 
 

• Title 11 Flood Control 
https://www.victorcityidaho.com/globalimage/Municipal%20Code/Flood%20Control/Title%2011%20Ch
apter%201_0.pdf 
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