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AGENDA 
 

PLANNING & ZONING COMMISSION REGULAR MEETING 

CITY OF MOUNTAIN HOME, ELMORE COUNTY, IDAHO 

160 South 3rd East Street 

Live Stream Viewing: https://www.youtube.com/c/MountainHomeIdaho 

 

Tuesday, January 21, 2025, at 5:30 PM  
 

I  ESTABLISH A QUORUM 
 

II  APPROVE MINUTES 

*January 7, 2025 

 

III                     RECOGNIZING PERSONS NOT ON THE AGENDA 

 

IV                     CONFLICT OF INTEREST/EX-PARTE CONTACT DECLARATIONS 

* Does any Commissioner, Commissioner's employer, or Commissioner's family member 

have an economic interest in any matter on the agenda? (Idaho Code 67-6506) 

* Have any Commissioners received communications or engaged in discussions 

regarding matters on this agenda outside of this meeting? 
 

V                       PUBLIC HEARING AND ACTION 

*None 

 

VI  NEW BUSINESS 

*Action Item – Preliminary Plat Extension Request – Airbase Commons 

Mike Freer is requestion approval for on a preliminary plat extension for Airbase 

Commons Subdivision Preliminary Plat. Airbase Commons is a mixed-use C-4 Planned 

Unit Development providing eleven (11) 4-plex attached townhomes, consisting of forty-

four (44) residential lots, one (1) Common lot, and one (1) Commercial lot with 

approximately 30,400 gsf of commercial retail and/or office space   

Application: PZ-23-87 

 

VII  OLD BUSINESS 

*None 

 

VIII  DEPARTMENT HEAD ITEMS 

*Monthly Building Permit Report – December 2024 

*Monthly Code Enforcement Report – December 2024 

*Monthly GIS Report –December 2024 

 

IX  ITEMS REQUESTED BY COMMISSIONERS/STAFF 
 

X  FINAL COMMENTS 

 

XI   ADJOURN 

https://www.youtube.com/c/MountainHomeIdaho
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P & Z / COUNCIL MAY REVIEW ALL PLATS AT CITY HALL AND DISCUSS 

ALL ITEMS OF BUSINESS WITH STAFF AT CITY HALL PRIOR TO MEETING 

 

More Information or Questions contact Community Development Department.  

 

Anyone desiring accommodation for disabilities should contact the City Clerk’s Office 

at 208-587-2104 by at least 9:00 AM the morning of the public meeting. 
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MINUTES OF THE PLANNING AND ZONING COMMISSION REGULAR MEETING 

CITY OF MOUNTAIN HOME, ELMORE COUNTY, IDAHO 

 

Live Stream Viewing: 

https://www.youtube.com/c/MountainHomeIdaho 

 

Tuesday, January 7th, 2025, at 5:30 PM 
 

 

ESTABLISH A QUORUM 

Chairperson Kristopher Wallaert noted a quorum present and called the January 7, 2025, Regular Meeting 

of the Planning and Zoning Commission to order. Attending were Planning and Zoning Commission 

Members, Kristopher Wallaert, Cristina Drake and Phillip Mills. William Roeder, and Rob McCormick 

was not in attendance. 

 

Staff members attending were Senior City Planner Brenda Ellis, City Planner Nicole Coffey.  

 

MINUTES 

*December 3, 2024 

*December 17, 2024 

 

Commission Member Cristina Drake made a motion to approve the December 3, 2024, and December 17, 

2024, minutes. Commission Member Phillip Mills seconded the motion. All in favor; aye. The motion 

passed by a unanimous vote.  

 

RECOGNIZING PERSONS NOT ON THE AGENDA 

*None  

 

CONFLICT OF INTEREST DECLARATION 

* Does any Commissioner, Commissioner's employer, or Commissioner's family member have an 

economic interest in any matter on the agenda? (Idaho Code 67-6506) - None 

* Have any Commissioners received communications or engaged in discussions regarding matters on this 

agenda outside of this meeting? –  None 

 

PUBLIC HEARING AND ACTION  

*Action Items - Election of Chairperson and Vice-Chairperson 

 

Agenda has been amended; this item has been moved to New Business. 

 

NEW BUSINESS 

*Action Items - Election of Chairperson and Vice-Chairperson 

 

By a unanimous vote Kristopher Wallaert has been voted to remain in the Chairperson. William Roeder 

was voted Vice-Chairperson.  

 

OLD BUSINESS 

https://www.youtube.com/c/MountainHomeIdaho%20s
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* Action Item – Findings of Fact - Conditional Use Permit – Idaho Power 

 A request for a Conditional Use Permit by Jaya Littlewing with KM Engineering on behalf of   Idaho 

Power has applied for a Conditional Use Permit for a new electrical substation. The proposed Sawmill 

Substation will be located on the West side of Mountain Home, East of Optimist Park, North of West 5th 

North Street and West of North Haskett Street, on a parcel of land approximately five (5) acres +/-. 

(RPA3S06E263020) (PZ-24-57) 

 

Commission Member Cristina Drake made a motion to approve the findings of fact for the Conditional 

Use Permit for Idaho Power PZ-24-57. Commission Member Phillip Mills seconded the motion. The 

votes go as follow; Commission Member Mills; aye, Commission Member Drake; aye, Commission 

Member Wallaert; aye. The motion passed by a unanimous vote.  

 

DEPARTMENT HEAD ITEMS 

*Monthly Building Permit Report – November 2024 

*Monthly Code Enforcement Report – November 2024 

*Monthly GIS Report – November 2024 

 

There was a discussion regarding how someone report code violations on their street would.  

 

There was a discussion regarding HOAs and CCNRs and that the City of Mountain Home Code 

Enforcement does not enforce HOAs and CCNRs.  

 

There was a discussion regarding the Monthly Building Permit Report for November 2024. One permit was 

charged fiber, and another one was not. Staff did not have the answer and informed Commission members 

once they had the answer, they would give them that information.  

 

 ITEMS REQUESTED BY COMMISSIONERS/STAFF  

*None 

 

There was a discussion regarding the scheduled joint meeting with City Council on January 28th, 2025.  

 

There was a discussion regarding the land use chart and when to start picking up these meetings. 

 

There was a discussion regarding the zoning map.  

 

ADJOURN 

Chairperson Kristopher Wallaert adjourned the meeting at 5:38 p.m.  

      

 

       

 Chair      
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January 13, 2025 
 
Re: Preliminary Plat Extension Request – Airbase Commons – PZ-23-87  
   
Planning & Zoning Commission,  
 
Before you is a request for a preliminary plat extension. Mike Freer of SIRP, LLC., has submitted 
a request for a preliminary plat extension for the Airbase Commons Subdivision. Airbase 
Commons is a mixed-use C-4 Planned Unit Development providing eleven (11) 4-plex attached 
townhomes, consisting of forty-four (44) residential lots, one (1) Common lot, and one (1) 
Commercial lot with approximately 30,400 gsf of commercial retail and/or office space. Per City 
Code the Planning & Zoning Commission may grant a one-year extension on an approved 
Preliminary Plat, per City Code, 9-16-10 (J), with the provision that the request for extension is 
applied for thirty (30) days before expiration.  
 
9-16-10(J) Approval Period: Failure to file and obtain the certification of the acceptance of the 
final plat application by the administrator within one year after action by the commission shall 
cause all approvals of said preliminary plat to be null and void, unless a one year extension of 
time is applied for, thirty (30) days before the expiration, by the subdivider and granted by the 
commission. A preliminary plat may be extended one time only, after which it shall be 
resubmitted to the administrator and the commission. 
 
Page 3 of the signed PUD agreement bullet #7. Development Schedule: states: It is the intent of 
the Applicant/Owner to commence site development immediately after permit review 
approval, with the goal of completing all civil, earthwork, and horizontal infrastructure 
improvements, and plat recording for Phase 1 no later than one year after City Council 
approval. The preliminary plat approval shall become null and void if the applicant fails to either 
1) obtain the City Public Work’s Director signature on a final plat within one year; or 2) obtain 
approval of a time extension of one year from City Council. Vertical construction, other than 
one model home, shall commence thereafter and continue at a pace determined by 
construction schedule and market absorption.  
 
The application submittal of the Airbase Commons Subdivision Preliminary Plat was submitted 
by Teran Mitchell of TKM Architecture on November 11, 2023. A public hearing was held on 
February 20, 2024, before the Planning & Zoning Commission and formal approval of the 
Findings of Fact were signed and dated March 5, 2024. The Recommendation from Planning 
and Zoning went before the City council for approval on March 12, 2024. Formal approval of 
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the Findings of Fact by City Council was signed and dated March 27, 2024. (see Attachment “A” 
for Findings of Fact).  
 
The applicant is requesting the extension of Airbase Commons Preliminary Plat, as they are 
currently developing the first phase of Fall Creek Subdivision. The request was made thirty (30) 
days prior to expiration date as required.  
 
If approval of the extension is granted the new expiration date for the Preliminary Plat for 
Airbase Commons Subdivision is March 27, 2026.  
 
For your consideration. 
 
 
Brenda Ellis 
City of Mountain Home  
Senior City Planner 
 
 
 
 
 
Attachment A – Applicant Narrative 
Attachment B – Preliminary Plat 
Attachment C – PZ FOF  
Attachment D – CC FOF 
Attachment E – PUD Agreement 
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C-4, PUD and PRELIMINARY PLAT VISION, OBJECTIVES, AND GOALS 
 
 
  

About Michael Freer and SIRP, LLC. 

 

Michael Freer is the principal Owner of SIRP, LLC, a Mountain Home-based 
community investment company that specializes in site acquisition and 
development. We are Idaho natives with more than 20 years of experience in 
building communities in the state and, more specifically, in Elmore County. 
Our goal is to provide new communities that are affordable for the residents 
of Mountain Home while improving the built environment. 
 
We are excited for another community in Mountain Home. We have had a 
number of successful partnerships with our City Stakeholders, and we believe 
that this mixed-use community – providing much needed residential housing 
as well as neighborhood commercial within walking distance – will add to the 
quality of life of all residents in Mountain Home. 
 
Background – Existing Conditions 
 
The project site consists of a multiple tax lot/parcels (RP001820020040, 
RP001820020050, RP001820020060, RP001820020070, RP001820020100, 
RP03S06E340100, RP03S06E340120, RP03S06E340130, 
RP03S06E340080) comprising approximately 6.50-acres and is located 
within the Area of Impact for City of Mountain Home, Elmore County, Idaho. 
The subject property successfully underwent a recent annexation, PPLAT, 
and R-4, PUD wherein it was rezoned from County C2 Commercial to C-4, 
PUD where both commercial and residential land-uses were approved. 
 
The site is vacant with no previous development or improvements, and is 
bounded by Highway 67 – Airbase Road to the North, and Highway 51 – S 
18th W Street to the East. The subject property is an infill development 
located between previously annexed parcels and parcels that remain 
unincorporated within the County. Neighboring properties are Runway 
Estates that lies approximately 450’ to the west and is zoned R-4, PUD. City 
Industrial (municipal airport) lies to the north across from highway 67. 
Jackson’s Chevron, zoned C-4 Commercial lies to the East. Vacant and 
undeveloped land lie directly to the South and West with C2 Commercial and 
AG zoning, respectively. 
 
This request is to amend a previously approved PPLAT and PUD to increase 
the number of lots from the original thirteen (13) to forty-six (46) that will 
provide for individual homeownership of the previously approved townhouse 
units. 
 
Airbase Commons Mixed-Use (Airbase Commons) Vision and Goals 
 
Airbase Commons is a proposed mixed-use residential and neighborhood 
commercial community designed with the goals and vision of the City of 
Mountain Home as stated in the 2019 Comprehensive Plan, which, in turn, 

TKM Architecture, LLC. 
www.tkm-architecture.com 
 
 
MOUNTAIN HOME 
 
535 Sawtooth Street, Suite 100 
Mountain Home, Idaho 83647 
 
T 208.590.5109 
F 804.539.2740 
 
 
 
PRINCIPAL 

Teran K. Mitchell, AIA, LEED® 

 

TEAM MEMBERS 

Julio Arroyo, Assoc. AIA 

Britton D. Mitchell, Intern 

Ethan Worthley, Intern 

Gabriel Sorenson, Intern 
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was based on the findings of the 2016 Assessment Findings and Suggestions 
Report. The stated objectives of the Comprehensive Plan lead to the City’s 
Mission and Priorities (Page 9) that list the City’s Core Values: Be fiscally 
responsible; Be a responsive and transparent government; Act with integrity 
in all that we do; and the City’s Top Five Priority Issues:  
 
Managed Growth, Economic Development, Housing, Infrastructure, and 
Community Development. Airbase Commons seeks to accomplish the 
above stated goals. 
 
Mountain Home is a beautiful place. The rugged, high-desert provides 
countless opportunities for outdoor recreation: hiking, fishing, camping, 
sports; great local restaurants, schools with kind and caring teachers, and the 
United States Mountain Home Air Force Base with thousands of US airmen, 
families and civilian employees. Many of the airmen from the MHAFB are 
unable to live in Mountain Home because of lack of available housing supply. 
The City of Mountain Home has made significant progress to bring new 
economic opportunity (downtown revitalization, rail industrial park and 
planning for fiber based high speed internet) and new housing to serve the 
growing community. Airbase Commons intends to contribute to the City’s 
vision for managed growth and economic development by contributing 44 
townhouses arranged in 4-plex buildings along with approximately 30,400 gsf 
of commercial retail and/or office space that fill a void in the Mountain Home 
market. 
 
Airbase Commons will contribute more than just forty-four much needed 
“missing middle” residences and commercial retail spaces to Mountain Home, 
it will also provide opportunities for thoughtful architectural design that differs 
from existing housing types, appealing to both young families and empty-
nesters looking to simplify and increasingly expensive cost-of-living. The 
proposed development makes use of an under-utilized infill site located near 
the edge of town where supportive municipal infrastructure already exists and 
where maintenance and resource consumption are reduced. Lastly, the 
medium density development with common amenities will foster a greater 
sense of community involvement, belonging, and place. 
 
More specifically, Airbase Commons (ABC) will consist of: 
 

• Eleven (11) four-unit buildings totaling forty-four (44) attached two-
story units on individual for-sale lots and one (1) HOA-owned and 
maintained Common Lot. 

• Townhouse units range in size from approximately 1200 gsf to 1330 
gsf with private driveways and visitor on-street parking. 

• Community pavilion with seating owned and maintained by ABC HOA. 

• Community children’s playground with a minimum of (1) one 
apparatus owned and maintained by ABC HOA. 

• Water Conservation Landscaping with native plants throughout. 

• Drought tolerant Buffalo Grass common green area with an estimated 
10x water reduction in water use owned and maintained by ABC 
HOA. 

• Walking/jogging paths ranging from 5’-0” wide to all common 
amenities, throughout the site, and along perimeter owned and 
maintained by ABC HOA when located within residential Common 
Lot. 
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• The 1.584-acre Commercial Lot shall be developed in the future as 
retail and office spaces are desired. The representation provided as 
part of the approved PUD and PPLAT applications is conceptual in 
nature and may not show the project as it will be after construction. 

• Water and Sewer stubs shall be provided to the Commercial Lot at 
Sheri Drive and Anika Drive. 

• Shared access easements between current and future Owners of 
Airbase Commons, and shall provide two locations of ingress/egress 
between the (Commercial) and Airbase Commons (Residential) land 
uses. 

 
Utilities and Infrastructure  
 
Public sewer and water are available near the project site and will be 
incorporated into the project through engineering review and approval by the 
City of Mountain Home. 
 
Traffic/Access/Parking/ Right-of-Way 
 
CR Engineering was contracted to perform services required to provide a 
Traffic Impact Study for Airbase Commons Mixed-Use Community. This 
report will be provided as part of the applications associated with this 
development proposal. The TIS and preliminary Concept Site Masterplan 
were provided to Idaho Transportation Department (ITD) on April 14, 2023, 
and is currently under review. Parking for the proposed community 
investment has been provided at a ratio of 2.3 per unit. ROW improvements 
with 1/2 road reconstruction, curb and gutter, and sidewalk are provided as 
part of the proposed development. As part of the PUD process, the setbacks 
for each unit are consistent with the City of Mountain Home City Ordinances. 
 
Effects on Adjacent Properties & Consistency with City Plans 
 
The project site is bounded by existing R-4, C-4, C2 and AG land uses. The 
under-utilized site has remained vacant despite limited development 
occurring on surrounding properties. The proposed development will benefit 
the surrounding areas by providing improvements to City infrastructure and 
ROW, thus furthering the goal for uninterrupted connections to the major 
commercial corridors, surrounding neighborhoods, City schools, and by 
offering housing and commercial retail on the western edge of the City. 
 
The proposed community development will slightly increase traffic (re: 
attached TIS) in the area with little to no negative impact to the adjacent 
properties. The medium-density townhouses offer a pleasing and beneficial 
transition from the lower density residential to the south and west with large-
lot residential. As such, it is not believed that there will be a negative impact 
on the surrounding properties. 
 
As mentioned above, this project will help the City meet its goal of providing 
more affordable housing for Mountain Home residents. The community 
design is intended to preserve essential elements of the “small town feel” of 
Mountain Home by providing attractive, high-end townhouse residences in a 
neighborhood with water conservation landscaped spaces and amenities. 
 
Chapters 3, 4 and 5 of the City’s Comprehensive Plan focus on Economic 
Development, Population, and Housing.  
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Those are all interrelated and housing for a growing population and workforce 
is an essential element for the success of all three. The proposed 
development will add new housing and commercial retail spaces to the 
existing inventory, thus helping to achieve all three of the City’s goals. We 
believe the proposed development is exactly consistent with 5.9 Goal 1 and 
5.10 Goal 2 of the City’s adopted Comprehensive Plan. 
 
Thank you for your review and consideration of this community development.  
Please contact Michael Freer, SIRP, LLC., 928-853-8935 with any questions, 
comments, or additional requirements.  
 
 

Respectfully, 
 
  
   

Teran K. Mitchell, AIA, NCARB, LEED, C3P 
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TR
UE

PROPOSED PRELIMINARY PLAT

AIRBASE COMMONS MIXED-USE COMMUNITY

A PARCEL OF LAND BEING LOTS 4 THROUGH 11, BLOCK 2,
FALCONCREST SUBDIVISION OF MOUNTAIN HOME
(VACATED) AND LYING IN THE NE 1/4 OF THE NE 1/4 OF
SECTION 34, T.3 S, R.6 E, BOISE MERIDIAN, MOUNTAIN
HOME, ELMORE COUNTY, IDAHO

RE: ATTACHED PLAT RECORD NO.: 228579, DWG NO:
373645-ROS; DWG NO. 338148-ROS;
363-34-1-1-0-225555-ROS OR INST. NO.: 498869

LEGEND

EXISTING TAX LOTS

PROPOSED LOT LINE

PROPOSED EASEMENT

EXISTING PROPOSED

MONUMENT

PIN CAP

BRASS CAP ROW MON.

CALC. POINT

PROJECT DATA:

EXIST. TAX LOT NO(S).: RP001820020040, RP001820020050,
RP001820020060, RP001820020070, RP001820020100,
RP03S06E340100, RP03S06E340120, RP03S06E340130,
RP03S06E340080
ZONING: C-4, PUD
EXISTING LOT AREA: 283,182.33 GSF (6.50-ACRES)

4-PLEX TOWNHOUSE LOT(S):
BLOCK 1 LOT 2: 0.045-ACRES (±1,954 GSF)
BLOCK 1 LOT 3: 0.036-ACRES (±1,560 GSF)
BLOCK 1 LOT 4 0.036-ACRES (±1,561 GSF)
BLOCK 1 LOT 5 0.053-ACRES (±2,327 GSF)
BLOCK 1 LOT 6 0.053-ACRES (±2,340 GSF)
BLOCK 1 LOT 7 0.036-ACRES (±1,564 GSF)
BLOCK 1 LOT 8 0.0936-ACRES (±1,564 GSF)
BLOCK 1 LOT 9 0.062-ACRES (±2,698 GSF)
BLOCK 1 LOT 10 0.046-ACRES (±2,000 GSF)
BLOCK 1 LOT 11 0.037-ACRES (±1,600 GSF)
BLOCK 1 LOT 12 0.037-ACRES (±1,600 GSF)
BLOCK 1 LOT 13 0.050-ACRES (±2,189 GSF)
BLOCK 1 LOT 14 0.050-ACRES (±2,190 GSF)
BLOCK 1 LOT 15 0.037-ACRES (±1,600 GSF)
BLOCK 1 LOT 16 0.037-ACRES (±1,600 GSF)
BLOCK 1 LOT 17 0.050-ACRES (±2,199 GSF)

BLOCK 2 LOT 1: 0.056-ACRES (±2,452 GSF)
BLOCK 2 LOT 2: 0.037-ACRES (±1,633 GSF)
BLOCK 2 LOT 3 0.037-ACRES (±1,633 GSF)
BLOCK 2 LOT 4 0.056-ACRES (±2,244 GSF)
BLOCK 2 LOT 5 0.056-ACRES (±2,242 GSF)
BLOCK 2 LOT 6 0.037-ACRES (±1,630 GSF)
BLOCK 2 LOT 7 0.037-ACRES (±1,629 GSF)
BLOCK 2 LOT 8 0.046-ACRES (±2,035 GSF)
BLOCK 2 LOT 9 0.046-ACRES (±2,033 GSF)
BLOCK 2 LOT 10 0.036-ACRES (±1,625 GSF)
BLOCK 2 LOT 11 0.037-ACRES (±1,625 GSF)
BLOCK 2 LOT 12 0.051-ACRES (±2,232 GSF)
BLOCK 2 LOT 13 0.051-ACRES (±2,231 GSF)
BLOCK 2 LOT 14 0.037-ACRES (±1,622 GSF)
BLOCK 2 LOT 15 0.037-ACRES (±1,621 GSF)
BLOCK 2 LOT 16 0.051-ACRES (±2,227 GSF)
BLOCK 2 LOT 17 0.051-ACRES (±2,226 GSF)
BLOCK 2 LOT 18 0.037-ACRES (±1,618 GSF)
BLOCK 2 LOT 19 0.037-ACRES (±1,617 GSF)
BLOCK 2 LOT 20 0.065-ACRES (±2,863 GSF)

BLOCK 3 LOT 1: 0.046-ACRES (±1,994 GSF)
BLOCK 3 LOT 2: 0.037-ACRES (±1,600 GSF)
BLOCK 3 LOT 3 0.0.37-ACRES (±1,600 GSF)
BLOCK 3 LOT 4 0.050ACRES (±2,181 GSF)
BLOCK 3 LOT 5 0.050-ACRES (±2,198 GSF)
BLOCK 3 LOT 6 0.037-ACRES (±1,600 GSF)
BLOCK 3 LOT 7 0.037-ACRES (±1,600 GSF)
BLOCK 3 LOT 8 0.043-ACRES (±1,907 GSF)

RESIDENTIAL COMMON LOT(S):
BLOCK 1 LOT 1 1.584-ACRES (69,016.134 GSF)

COMMERCIAL LOT(S):
BLOCK 4 LOT 1 2.98-ACRES (129,895.38 GSF)

ROW DEDICATION:
HIGHWAY 67 (AIRBASE ROAD) = N/A
HIGHWAY 51 (S 18TH W STREET) = N/A
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Code Enforcement
Kody Collins



December 2024
47 Violation Identified
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2024 Totals
1465 Violations identified as of December 31st
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GIS Administrator Monthly Report DECEMBER 2024: 

GIS Mapping: 

1) Add Backflow Devices to water map (1,032 as of 8/23/24) 

2) Work with Cartegraph Asset Management to transition wastewater data and GIS data into one 
database for Wastewater Department to use more efficiently.  

3) Updates to Wastewater Data for Cartegraph system as of 9/19/24: 72 
4) Update Fiber Optics Map input 137,925 ft of cable (547 lines of data) as of 12/31/24 
5) Work on adding data to stormwater layer. 
6) Update City Zoning Map layer. 

 

CAD Drawings: 

1) Update Fiber Optics Map……ONGOING 

2) Cemetery map updates 

3) Silverstone North Subdivision w/utilities added to CAD Map. 

4) Update City Zoning Map 

DIG-LINE LOCATES: 

108 locates @ +/- 20 min ea. (36 Working Hrs.) 12/1/24 to 12/30/24.  

Other: 

1) Review legal description of properties to be developed and approve on Open Gov. 
2) Airport Hangers: Found that the drawing for the “new hangers” is not accurate. Re-staked lots and will 

need to redesigned drawing of hanger locations. 
3) Locate and send as-built construction drawing of Desert Sage utilities as well as N 6 E/ McKenna Dr to 2 

different engineering firms. 
 

 
 
 

 


