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City Council Staff Report 
REPORT DATE: January 7, 2021 

MEETING DATE: January 13, 2021 
 

SUBJECT Contract with OPS Strategies to Create Hillside Overlay for AMD 2020-04 

ITEM TYPE ☐ Public Hearing ☐ Work Session ☒ Action Item 
 

PRESENTER Kimberly Kolner, AICP, Planning and Zoning Director 

 
APPLICABLE VICTOR VALUES  

☐ Culturally Historic ☐ Sustainable ☐ Connected to Nature 
☐ Small Town Feel ☐ Family Friendly ☒ Administrative Need 

 

 

PURPOSE & PROCESS 
The purpose of this item is for Council to contact with the planning consultant OPS Strategies for the 
Land Development Code Amendments AMD 2020-04 to create a Hillside/Wildlife Corridor and to 
approve the associated agreement. 

 
Next Steps: Upon Council approval, the agreement will be fully executed, and the consultant will begin 
working with staff to review model codes and review the needs of Victor in accordance with the draft 
Comprehensive Plan. This information will then be used to draft a proposed code amended that will 
go through work session and the public hearing process before ultimately being approved.  

 
BACKGROUND/ALTERNATIVES 
A details background can be found in the Scope of Work (attached).  Recently, a development 
agreement has been entered with the property owner/developer of Mountainside Village Subdivision 
regarding a timeline for code changes that would be required before development of the hillside area 
can occur.   Due to the timeline and experience required to address the sensitive needs of hillside 
development staff is recommending the City hire a planning consultant to help with the creation of 
the code amendment draft.  

ATTACHMENTS  
Scope of Work 
Proposal Agreement with OPS Strategies (Pending) 

 
FISCAL IMPACT 
Fiscal impact will be outlined in the proposal agreement.   
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STAFF IMPACT 
Staff impact is significant and ongoing. 

 

LEGAL REVIEW 
The City Attorney will review the agreement. 

 
RECOMMENDATION 
Staff recommends Council contact with OPS Strategies to provide the services as outlined in the 
Scope of Work and approve the associated agreement. 

 
SUGGESTED MOTION 
I move to contract with OPS Strategies to be the planning consultant for the AMD2020-04 Land 
Development Codes for the creation of a Hillside/Wildlife Overlay District as outlined in the scope of 
work attached to the staff report and to approve the proposed agreement attached to the staff 
report, subject to minor changes approved by the City Attorney. 

 
[Roll Call Vote] 
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 To:   
 From:  Kimberly Kolner, AICP, Planning and Zoning Director 
 Date:  November 30, 2020 
 Reference:  Scope of Work for the creation of a Hillside Overlay District.  
 
Project Objective: 
The objective of the Hillside Overlay District is to create a balance of protecting one of Victor’s more vulnerable and 
valuable resources while allowing limited and restricted development.  
 
Background: 
The Mountainside Village Subdivision has slowly developed over the years, phase by phase. The current zoning 
district of the undeveloped acreage of the subdivision is RS-7. This means that it could be developed to have lots of 
7,000 SF, including the hillside area. When the subdivision was recently put on the market in the summer of 2020, it 
was discussed at several department head meetings the concern of the current zoning and the desire to rezone the 
hillside portion of the property to RC sooner than later. After conducting an analysis of environmental and services 
concerns and a comparison of the City’s RC zoning and the County’s current and proposed zoning, the mayor gave 
direction to staff to move forward with the rezoning proposal with the developer, with the understanding that a 
hillside overlay would need to be created to address environmental and service concerns.  
 
When discussing this option with the current owner/developer they were in support of the rezoning idea but does 
not feel that the rezoning application should move forward until the Hillside Overlay District is created. That way, the 
developer will have a better understanding of the requirements they will need to meet for the future subdivision of 
the site. The developer has also joined the Code Amendment process as a co-applicant. 
 
Overall Project Scope:  
The purpose will be to address environmental and service concerns regarding development in the hillside area. From 
the results of the public comment in Comp Plan drafting process, development in the hillside area will be limited and 
highly restrictive. Most comments were to preserve as much of the hillside area as possible as open space. This 
overlay district will reflect that by allowing the inclusion of some of the flat areas for clustered development so that 
the hillside areas can be used as the required open space. Establishment and District Boundaries will not only be 
limited to an area on the zoning map but also include minimum qualifications for future use as Victor continues to 
grow. The Hillside Overlay District will be limited to the RC zoning district which already comes with a number of 
requirements for minimum open space dedication and overall densities. Some of the other qualifications will include 
minimum slope of the land on a minimum amount of the development. This will also be limited to the eastern side of 
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town. Staff does not feel that the standards and allowances this district will have would be appropriate in any other 
location within town.  
 
Definitions pertaining only to this overlay district will be addressed in this section.  
 
Standards and allowances will address environmental concerns regarding wildlife corridors and erosion control as 
well as City Services. Development within this overlay district will be required conduct a wildlife report addressing 
what wildlife may be impacted be the development and how the development is planning to mitigate those impacts. 
Erosion control measures would need to be addressed both at the time of subdivision but also at the time of 
permitting for each structure. Streetlights and outdoor lighting will be extremely limited. All roads will be required to 
be private roads and address snow removal and ongoing maintenance within the CC&R of the subdivision. All homes 
will be required to be on private well and septic systems per the EIDH requirements. Properties located within the 
flats will be allowed well and septic systems but will be required to connect to City sewer and water once a main is 
within a certain distance of the parcel.  
 
In addition to the creation of the Overlay District itself there are a number of other text amendments and cross 
references that need to be clarified. One of these includes the language regarding utility connections and roadway 
standards for all properties within the City. This will state “that unless otherwise mentioned or required”… so that we 
know the Hillside Overlay District has the authority to overrule other street and utility standards. This will also be 
mentioned within the language of the Hillside Overlay District giving the interpretation authority to the Public Works 
Director.  
 
One of the other Sections of the LDC that we would like to address is within the RC zoning district. First explaining 
that the Hillside Overlay District when in combination with the RC zoning may have additional standards and 
allowances. Again, clarifying the hierarchy of the standards, and giving the interpretation authority to the Planning 
Administrator. Open space ownership requirements will also be clarified. In addition to allowing a Land Trust to hold 
sole ownership of the open space, staff is proposing to also allow a Land Trust to hold a conservation easement on 
the property that would first be approved by the Planning Administrator and the City Attorney before being 
recorded. The LDC would outline required language that would need to be within the conservation easement to 
make sure that it addresses the ownership concerns and continuous open space requirements of the LDC. The reason 
for this is in response to agriculture being one of the allowed uses of the open space areas within the RC zoning 
district. Many agricultural operations need to be able to hold ownership control of the land for leasing and insurance 
purposes. This would allow for agricultural uses to be maintained on open space areas within RC zoning while still 
meeting the open space requirements of the LDC. If approved, this could benefit any RC zoning within town and not 
be limited to the Hillside Overlay District designation 
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Consulting Scope: 
The hopes of hiring a consultant for this project is to help and work with staff regarding more of the technical items 
and studies that may be needed for development within the hillside area. Staff would also be open to help and 
suggestions regarding the public service items that are being proposed.   
 
The consultant for this project will be a partner with staff in the preparation of a redline draft. The Code sections that 
are up for review and amendments for this project include Art. 3 – Rural District, Art. 9 – Special District, and Art. 12 – 
Streets and Public Improvements.  
 
The consultant will work with staff in the creation of a staff report summarizing and explaining the proposed 
amendments.  
 
The consultant will attend the public hearings before P&Z and Council to present, discuss, and address any questions 
regarding the amendments. Staff is anticipating at total of 4 meetings, a redline work session with  (1)P&Z and 
(2)Council and final public hearing for recommendation and adoption of the amendments with (3)P&Z and 
(4)Council.   
 
Timeline: 
Staff is hoping that the majority of the review and drafting can take place in December and January so that redline 
work sessions can take place in February or March, make final edits and have the documents ready for public hearing 
for recommendation and adoption for the April meetings.  
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ALEX NORTON, AICP 
Principal | alex@opsstrategies.com 

overview Alex Norton is a strategic thinker with a track record of helping communities, 
organizations, and landowners identify issues, find solutions, and measure success. 

skills Comprehensive Planning  
Regulation Writing 
Technical Writing/Presentation 
Public Participation Process Design 
Facilitation 
Organizational Structure 
Project Management 
GIS and Mapping 

Land Use Policy 
Affordable Housing Policy 
Transportation Policy 
Conservation Incentives 
Natural Resource Protections 
Success Metrics Identification/ Monitoring  
Trend Analysis and Projections 

credentials 2019-present: Principal, OPS Strategies 
2013-present: American Institute of Certified Planners 
2012-2018: Long Range Planner, Town of Jackson/Teton County Wyoming 
2016: Essential Facilitation, Interaction Associates 
2012: Techniques of Public Participation, International Association of Public Participation 
2008-2012: Senior Planner, Teton County Wyoming 
2006-2008: Associate Planner, Teton County Wyoming 
2006: B.S. Urban and Regional Studies, Cornell University 

community 2007-present: Teton County Search and Rescue, volunteer and Planning Advisor 
2016-2019: Teton Tiny Tots Daycare, Owner  
2010-2018: Teton County Search and Rescue Foundation, board member then liaison 
2007-present: Jackson Youth Hockey, coach 

experience Victor, ID Transportation Plan Update (2020, ongoing) 
 Project: Update the Victor Transportation Plan to take the next steps in 

implementing Victor’s vision for a vibrant downtown where the State highways 
through town are an amenity. 

 Role: Project Manager and lead author responsible for coordinating stakeholder 
input and drafting plan. 

Teton County, WY Rural Zoning and Conservation Incentives (2015)  
 Project: Update the base zoning and conservation incentives applicable in the 

majority of Teton County Wyoming. The purpose of the project was to implement 
the Comprehensive Plan direction, adopted in 2012, to direct development potential 
out of rural areas into existing, complete neighborhoods.  

 Project Website: www.jacksontetonplan.com/Rural-Land-Development-
Regulation-Update  

 Role: Project Manager responsible for designing public outreach process including 
interactive public comment website, managing appraisal, legal, technical, and 
public outreach consultants, facilitating adoption, and maintaining overall project 
quality and scope. 

 Role: Lead Author responsible for incorporating public, technical, and legal advice 
into the adopted regulations and mapping. 
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Teton County, WY Natural Resource Protections (2018) 
 Project: Update the natural resource protections for Teton County to improve the 

protection of the health of the Greater Yellowstone Ecosystem and improve 
predictability for landowners and the community in understanding what protections 
apply to a specific property. 

 Role: Lead Author responsible for developing materials for stakeholder and public 
engagement and then incorporating stakeholder group, public, technical, and legal 
advice into the adopted regulations and mapping. 

Community Conservation Collaborative (2020, ongoing) 
 Project: Build a GIS model to identify properties that have natural, historic, and 

recreational value, but face development pressure in order to unite various 
conservation interests and efforts. 

 Role: Analyst and model builder responsible for identifying precedents in other 
communities, available data, appropriate model; then presentation and refinement 
of model to represent public sentiment. 

Town of Jackson, WY Sewer and Water Capacity Study (2020) 
 Project: Evaluate the current capacity of the Town of Jackson water and sewer 

systems and project future needs based on projected growth. 
 Role: Subconsultant growth projector, responsible for modeling current water and 

sewer demand by land use and projecting future water and sewer demand based on 
the buildout of existing zoning. 

Engage 2017 (2017-2018) 
 Project: Coordinate the public outreach for 5 different projects to increase 

community engagement in each. Use a variety of tools and media to increase public 
understanding and participation in updates to parking, zoning, housing, and natural 
resource regulations and incentives. 

 Award: 2019 American Planning Association Silver Award for Best Practice 
 Project Website: www.jacksontetonplan.com/149/Engage-2017    
 Role: Project Manager responsible for designing the public outreach and 

coordination process, supporting the individual project managers, and maintaining 
overall project quality and scope. 

Jackson/Teton County, WY Land Development Regulations Restructure 
(2014) 

 Project: Restructure the Town of Jackson and Teton County Land Development 
Regulations to eliminate repetitious and conflicting provisions, provide a more 
graphic, user-friendly organization, and clarify the administrative procedures.  

 Project Website: www.jacksontetonplan.com/196/Restructure-Administration 
 Role: Project Manager responsible for managing legal and formatting consultants, 

internal staff review, public outreach, adoption facilitation, and maintaining overall 
project quality and scope. 

 Role: Lead Author responsible for reorganization and consolidation of content and 
incorporating public, technical, and legal advice into the adopted regulations. 
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December 8, 2020 20-27 

Kimberly Kolner, Planning & Zoning Director 
City of Victor 
10 S Main, Unit 101 
PO Box 122 
Victor, Idaho 83455 
Via email: kimberlyk@victorcityidaho.com 

 RE: Agreement, Victor Hillside Overlay 

Kim, 

This agreement is in response to our email conversation and the scope of work you provided on November 
25, regarding updates to the LDC to add a Hillside Overlay and make additional amendments regarding rural 
development and open space. 

PROJECT DESCRIPTION 
It is my understanding that you desire to engage a planner with expertise in wildlife habitat and open space 
protection to create a Hillside Overlay and amend the open space standards in the RC zone. This project will 
be a collaboration between OPS and staff, however the exact distribution of workload is to be determined. 

SCOPE OF SERVICES 
OPS Strategies will review the existing LDC and generate redline edits to achieve the purposes described in 
the scope of work. This work will include: 

1. Review of the current LDC. 
2. An initial meeting with staff to answer questions, distribute workload, and identify needed data. 
3. An Internal Draft, including regular communication with staff during drafting. 
4. A meeting to discuss staff review of the Internal Draft. 
5. A refined Workshop Draft in response to staff review. 
6. A P&Z workshop to review the Workshop Draft. 
7. A Council workshop to review the Workshop Draft. 
8. A refined Adoption Draft in response to the workshops. 
9. A P&Z hearing to consider adoption of the Adoption Draft. 
10. A Council hearing to consider adoption of the Adoption Draft. 

EXCLUSIONS TO SCOPE OF SERVICES 
The scope of services does not include the following: 

1. Incorporation of the proposed amendments into InDesign or the City GIS. Deliverables will be 
provided in Word and as shapefiles, incorporation will be the responsibility of the City. 

2. Staff reports, public noticing, public outreach, or other engagement regarding review of the draft. 
OPS engagement will be limited to content specific meetings with content experts regarding topics 
such as well and septic.  

3. Legal analysis or opinion of the proposed amendments. 
4. Guarantee of adoption.  



   
organize. plan. study. | opsstrategies.com | 307-690-9892 | PO Box 1349 Jackson, WY 83001 

2 

FEE AND PAYMENT TERMS 
OPS Strategies will complete the scope of services on a time and materials basis at an hourly rate of $125 and 
total project cost not to exceed $8,625. You will receive an invoice at the end of each month for the work 
completed the previous month. 

This financial agreement is based upon the prompt payment of OPS Strategies invoices and orderly, continuous 
progress of the project. OPS Strategies reserves the right to stop work if invoices remain unpaid 60 days past the 
date of invoice. Past due invoices will be charged finance charges at a rate of 1% per month. 

ADDITIONAL SERVICES 
If services in addition to the proposed scope of services become necessary, I will discuss the services with you 
and will request your approval to perform such services on a time and materials basis or for an agreed upon lump 
sum fee. I will require your approval before proceeding with additional services. Please note that uncontemplated 
revisions requested to completed work will be considered additional services. 

PERFORMANCE SCHEDULE 
Upon receipt of this signed agreement, OPS Strategies agrees to complete the scope of services within 5 months. 

If there are protracted delays for reasons beyond my control, I would expect to negotiate with you an equitable 
adjustment of the completion date and my compensation, taking into consideration the impact of such a delay on 
items including, but not limited to, reallocation of my time and changes in price indices and pay scales applicable 
to the period when services are in fact being rendered. Additional services, if requested, can be considered just 
cause for OPS Strategies to renegotiate the date for completion of the services. 

CLIENT RESPONSIBILITIES 
As the Client, you agree to provide OPS Strategies with all pertinent and available project information and 
promptly inform OPS Strategies of any change in the work that pertains to the scope of services.  

AGREEMENT 
This proposal can serve as a Letter of Agreement for services. This proposal represents the understanding between 
you and OPS Strategies with respect to the project and may only be modified in writing signed by both parties. If 
it satisfactorily sets forth your understanding of our agreement, please sign in the space provided and return a 
signed copy as soon as possible. 

Thank you for the opportunity to submit this proposal and to be of service to you. Please call if you have any 
questions. 

Sincerely, 

 

Alex Norton, AICP 
Principal

Proposal Accepted by: 

 

___________________________________________________________________________________ 
(Name, Title)     (signature)     (date) 


