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From: Carl Levenson 
Sent: Tuesday, July 27, 2021 3:36:55 PM (UTC-07:00) Mountain Time (US & Canada)
To: Victor Planning Commission <planningcommission@victorcityidaho.com>
Subject: Development at Mountainside Village

Dear Commissioners,

I am the owner of a small cottage in Mountainside Village.  I'm puzzled by new proposals that
would prevent development on the hillside.  The hill is not that steep.  Whole cities, beautiful
and celebrated, have been built on hillsides that are steeper.  The new requirements greatly
exceed those of the County, and though they might be more appropriate at a greater distance
from the city center, they would have the effect of targeting the Village, which is close to the
city center.

I would think, too, that the City of Victor would want to stand by its agreements with the
developers of the Village, if there is any reasonable way to do it.  Smart growth requires trust,
a sense of fairness on all sides.  My understanding is that expert reports have been submitted
supporting development in line with the Mountainside Village Master Plan.  These should be
studied, given proper weight, before further restrictions are considered.

Carl Levenson
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Subject: FW: FYI slopes illustrated
Date: Tuesday, July 27, 2021 4:36:17 PM
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From: Larry Thal >
Sent: Tuesday, July 27, 2021 4:35:22 PM (UTC-07:00) Mountain Time (US & Canada)
To: Victor Planning Commission <planningcommission@victorcityidaho.com>; Victor City Council <council@victorcityidaho.com>
Cc: 
Subject: FYI slopes illustrated 

Dear Commissioners and Councilors 
As you consider slope regulations in Victor, I thought it would be helpful for reference to look at nearby in town neighborhoods of similar slopes to some of those in the Victor Area
These are similar to the range of slopes on the MsV hillside   
All of the neighborhoods shown have building envelopes well in excess of 20%, some greater than 30%    Densities are as high as 2 lots / acre   
I think this illustrates that with careful planning and proper soil studies and engineering a 20% slope limitation is arbitrary    

Lawrence E. Thal AIA
Sunlight Design & Mountainside Village   Award Winning Neighborhood 
9130 VIllage Way • Victor, ID 83455 •  (208)787-6873 • Wy office- (307)733-9003  •   cell (307)-690-6696
Larry@mountainsideid.com  •  www.mountainsideid.com  • www.facebook.com/mountainsidevillage





 

July 26, 2021 
Mountainside Village • Lawrence E. Thal • 2160 Coyote Loop. • Wilson Wy. 83014 

Phone 307-733-9003  • larry@mountainsideid.com   
 

Dear Commissioners 
In reviewing the Draft Hillside Zone being considered, I have the following comments.  
 
1. This appears to be a one size fits all approach to diverse areas. Areas that are surrounded by 

development, in the City and of lower wildlife critical value, should not have the same zoning 
regulations as properties surrounded on multiple sides by public lands and miles from City 
limits.  Appropriated densities and development standards vary substantially for lands included 
in the draft hillside zone. Systematic studies to justify the details of the proposed zoning have 
not been presented.  Do they exist?   

2. The NRO designation from the County is a demarcation of areas that should be subject to 
careful analysis.  That very broad NRO area was not created as a result of detailed local 
studies. Those are to be done on an area by area, or property by property basis as part of the 
planning and development process.  

3. To our knowledge, no unique natural resources studies have been done as a part of the creation 
of these new zones.  We would very much like to see specific studies and recommendations 
from natural resource experts that have informed this planning process.  

4. The City has requested Natural Resource Analysis of us for development of comparatively 
small parcels (21 acres).  It seems that when creating zoning for an area potentially larger than 
existing City limits, a unique natural resources study would be undertaken.   

5. The maximum building envelope slope designation of 20% seems arbitrary. Where did that 
come from? Why is it more restrictive than that of the County, which is at 30%?   Are there 
prototypes this designation is based on?  There are beautiful and environmentally responsive 
cities throughout the country and around the world that have slopes greatly in excess of 20%.  
It is appropriate to require proper geotechnical studies and engineered site work, but a 
prohibition on building on slopes over 20% seems unfounded and likely to preclude some 
desirable design solutions.  I have been working on design code for properties at the base of the 
Mountainside Village hillside that would be partially earth sheltered with structures hunkered 
into a hillside.  There is the ability to take advantage of the slope.  

6. There is a history in planning both in Victor and around the country of well intended regulation 
prohibiting design solutions that may be quite desirable. This draft ordinance has not been 
tested with true design studies to vet its ramifications. I fear its implementation would have 
unintended consequences, limiting some desirable solutions while allowing development that 
may not be desirable.   

7. Based on recommendations from their consulting engineers, the City of Victor is currently 
interested in locating a water tank on the Mountainside Village hillside at a location 
approximately 150’ above the valley floor. Subjecting that site to the proposed zoning in its 
current form would likely preclude any municipal elevated tank from being built. The 
Mountainside Village hillside is the only practical site for the City to locate an elevated water 
source.  A municipal water tank needs pipes to connect it to the system and a year-round 
vehicular access. It seems shortsighted of the City to create zoning that would eliminate this 
valuable and desirable option at the same time your consulting engineers are recommending it.  
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Phone 307-733-9003  • larry@mountainsideid.com   
 

 
8. We would like to work with the City to help refine code for development in the hillside areas 

surrounding Victor.  This process started over a year ago. We are disappointed that the 
collaborative efforts envisioned have not happened. We remain available and look forward to 
productive collaborative planning efforts going forward.  

9. Your consulting planner has recommended that Mountainside Village is an outlier that is so 
different from other properties being considered for the Hillside Zone that it should be dealt 
with on its own.  In that spirit we have submitted to the City of Victor concept plans for Phases 
5 & 6 that are specific to our unique site. The City requested we submit an updated master plan 
as part of the requirement for final plat of Phase 3 of MsV, currently under construction.  The 
submitted plans satisfy that requirement and the stated goals of the City to build that area at 
densities far lower than the existing RS-7 zoning. We submitted a hillside Phase 5 plan with 
densities similar to the RC zoning the City was proposing last fall. The Farm Loop Phase 6 
plan is at a density in line with what is being considered for areas in the valley. Both are shown 
using City Water and Sewer, are in line with approved Mountainside Village Master Plan and 
would provide for a practical and economical means for the City to accomplish the goal of an 
elevated water source. We believe those applications provide the City with a route to work 
with us collaboratively toward mutually beneficial goals.  We look forward to that 
collaborative effort.  

10. We have made commitments of public and Mountainside Village resident access to open 
spaces and trail networks based on our approved Master Plan and agreements with the City of 
Victor. Should the City not honor the original plans and agreements, it may become 
increasingly difficult for Mountainside Village to guarantee the originally planned level of 
access.   

 
We appreciate the efforts that have gone into this document thus far.  It still has a ways 

to go. Both the draft zoning and the draft map need significant further refinement backed by 
appropriate analysis and feedback from stakeholders before this draft should be brought 
forward as a proposed ordinance.  

As always, I would like to work with the City to help refine best practices for these areas 
we all care so much about. I am available to help study design ramifications of zoning 
alternatives for the study area. It is my desire that this initiative be the collaborative process we 
agreed to.   

We appreciate your conscientious hard work. 
 

Best 
 
Lawrence E. Thal AIA   
President, Mountainside Inc.  

 




