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                            Land Use and Building Department 
520 East 2nd South Street, Mountain Home, Id. 83647 
Phone: (208) 587-2142 ext. 502 Fax: (208) 587-2120 

www.elmorecounty.org 
 

 
    Staff Report to the Planning and Zoning Commission 
 
Meeting/Hearing Date: 04/24/2025                  Date Report Compiled: 
04/18/2025 
 
Agenda Item: Conditional Use Permit to subdivide a 40-acre parcel into an 8-lot 
Subdivision within the City of Mountain Home Area of Impact. 
 
Applicant: Justin Latchu 
 
Case Number: CUP-2025-07  
 
Staff: Nina Schaeffer, Contract Planner 
 
Location/Site:   Township 4 South, Range 6 East, Section 11 
 
Zoning:  Agriculture (AG) within the City of Mountain Home Area of Impact  
 
Parcel Numbers: RP04S06E113600  
 
 Property Size: Approximately 40 acres  
 
 
 
BACKGROUND:  
 
Conditional Use Permit No. 2025-07 (CUP-2025-07) intends to subdivide a 40 acre 
parcel, assessor’s parcel number RP04S06E113600 (the Site), located within 
Agriculture (Ag) zone, into eight (8) five-acre lots. The Site is located on State 
Highway 51 and south of downtown Mountain Home as shown in the vicinity map 
(Exhibit 1). The Site is abutted by Ag zones on all sides and is in Mountain Home’s 
Area of City Impact. A common way of locating the property from Mountain Home is 
by going South on Highway 51, shortly past Graham Drive. 
 
CUP-2025-07 is subject to review pursuant to Elmore County Zoning and 
Development Ordinance 2018-03 (“Zoning Ordinance”) Title 7, Chapters 2, 3, and 9 
as well as Title 11, Chapter 1 for the Mountain Home Area of Impact. The Applicant 
had a pre-application meeting with the Land Use and Building Director pursuant to 
Zoning Ordinance §7-3-2(A) on September 18th, 2024 (Exhibit 2). The City of 
Mountain Home staff participated in this meeting as required by Zoning Ordinance § 
11-1-4 (D) due to the property being in Mountain Home’s Area of City Impact. 
 
The Applicant sent a neighborhood meeting notification to neighbors within a three-
hundred-foot (300’) radius of the proposed site on October 16th, 2024, to notify 
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neighbors of the pre-application neighborhood meeting (Exhibit 3). The Applicant 
then held the meeting on November 4th, 2024, at Savory Lane Steakhouse. (Exhibit 
4), per §7-3-3 of the Zoning and Ordinance. On November 12th, 2024. The Applicant 
submitted their CUP application and required four-hundred-dollar ($400) fee, site 
map, and the required agency signatures (Exhibit 5). Upon reviewing the application, 
on March 17th, 2025, the Department sent the Applicant an acceptance letter, 
advising the Applicant of the date, time, and location of their public hearing on April 
24th, 2025 (Exhibit 6).  

 
The public hearing notice was mailed to affected agencies and landowners within three-
hundred feet (300”) of the property on March 17th, 2025, per ordinance §7-3-4 of the 
Zoning Ordinance (Exhibit 7). The notice of public hearing was published in the Mountain 
Home News on April 9th, 2025, as required by Zoning Ordinance §7-3-5(A) (Exhibit 8). 
The notice of public hearing was posted on the property of the Applicant on April 17th, 
2025, per Zoning Ordinance §7-3-5(B) (Exhibit 9). 
 
SURROUNDING USES 

 
North: Ag - Inactive Grazing Land 
East: Ag – Inactive Grazing Land 
South: Ag – Single Family Dwelling 
West: Ag – Single Family Dwelling 
 
EXHIBITS OF RECORD 
 
1. Vicinity Map 
2. Pre-Application Meeting Notes 
3. Neighborhood Meeting Letter 
4. Neighborhood Meeting Sign-In Sheet 
5. Application 
6. Acceptance Letter 
7. Agency and Property Notification 
8. Elmore County News Public Hearing Notice 
9. Site Post 
10. Agency Comments 
 
THE ELEVEN STANDARDS FOR CONDITIONAL USES PERMIT PER SECTION 7-9-10 
 

1. The proposed use shall, in fact constitute a Conditional Use as determined in Chapter 
2, Table 7-2-26 (B), Elmore County Land Use Table, as contained in this Ordinance; 

 
Staff Response: The Applicant is proposing a Conditional Use Permit to subdivide the 
parcel into eight (8) five-acre lots. The current zoning, Ag, allows for one dwelling per 40 
acres, however, the zone allows properties to be subdivided into smaller lot through a 
Conditional Use Permit according to Table 7-2-26-(B). 
 

2. The proposed use shall be in harmony with and in accordance with the Elmore County 
Comprehensive Plan and this Ordinance; 
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Staff Response – Comprehensive Plan: The proposal is in harmony and accordance with 
the following Private Property Rights objectives and goals of the 2014 Elmore County 
Comprehensive Plan. 
 
Private Property Rights Goal Statement 2: The community goal is to acknowledge the 
responsibilities of each property owner as a steward of the land, to use their property wisely, 
maintain it in good condition and preserve it for future generations. 
 
Private Property Rights Objective #4: Land use laws and decisions should avoid imposing 
unnecessary conditions or procedures on development approvals which cause an 
unreasonable increase in housing costs. 
 
Private Property Rights Objectives #7: The property owners shall not use their property in a 
manner that negatively impacts upon the surrounding neighbors or neighborhoods.  
 
Private Property Rights Objectives #8: The property owners shall be responsible for 
maintaining their property in the best possible condition as circumstances allow.  
 
Private Property Rights Objectives #9: The proposed owners must recognize they are only 
temporary stewards of the land and shall preserve and maintain their property for the benefit 
of future generations. 
 
Private Property Rights Objectives #10: Property owners acknowledge and expect that 
Elmore County will preserve private property rights and values by enforcing regulations that 
will ensure against incompatible and detrimental neighboring land uses.  
 
Private Property Rights Objectives #13: Elmore County will take appropriate measures to 
enforce all nuisance ordinances to protect quality of life and property rights. 
 
Land Use Goal 1  
Provide for the orderly growth and accompanying development of the resources within the 
County that is compatible with a rural lifestyle.  
 
Land Use Goal 2  
Achieve a land use balance, which recognizes that existing agricultural uses and new 
residential development may occur in the same community.  
 
Land Use Goal 3  
Continue to designate areas where rural type residential development will likely occur and 
recognize areas where agricultural development will likely occur.  
 
Land Use Goal 4  
Continue to designate areas within appropriate communities to stimulate recreation and 
tourism related developments and services. 
 
Transportation Goal 1  
To provide a comprehensive improved safe transportation and circulation system that will 
accommodate present and future needs of the County including residential, commercial, 
industrial and public development. 
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Suburban Mountain Home Vicinity Land Use Goal #5: Recognize that residential 
development should occur near the City of Mountain Home…but new development must 
blend and complement the existing rural lifestyle in the area.  
 
Suburban Mountain Home Vicinity Transportation Goal #9: Create a road improvement 
standard for any development within the Suburban Mountain Home area to prevent dust 
problems and allow all-weather usage. 
 
Suburban Mountain Home Vicinity Housing Goal #12 – Promote new affordable housing 
and rehabilitation of existing homes for residents of all income levels.  
 
Suburban Mountain Home Vicinity Community Design Goal #13 - Encourage and support 
the continuation of suburban residential land uses and hobby farms within an approximate 
2-mile radius outside the City of Mountain Home. Land areas near Mountain Home but 
beyond the 2-mile radius should be preserved for agricultural and Ag related 
developments 
 
The proposed large lot residential subdivision supports property owner rights and 
affordable and rural development objectives of Elmore County as well as the Suburban 
Mountain Home Vicinity community design, transportation, housing, and land use goals of 
the 2014 Comprehensive Plan. Therefore, staff concludes that the proposed use is in 
harmony with the Comprehensive Plan.  
 
Staff Response – Ordinance:  
 
The proposed subdivision is reviewed per standards established in Zoning Ordinance §§ 
7-9-4 and 11-1-4 and staff finds the proposed use is consistent with those standards. The 
proposed subdivision will be consistent with the development goals of Elmore County and 
Mountain Home will have adequate setback from all permanent structures as required in 
the Zoning Ordinance. The Applicant has submitted a proposed site plan to demonstrate 
compliance with Conditional Use Permit standards. The proposal is conditioned to ensure 
compliance with its requirements.  
 

3. The proposed use complies with the purpose statement of the applicable base zone 
and with the specific use standards as set forth in this Chapter 2 Title 7; 

 
Staff Response: The purpose statement for Agriculture (AG) base zone is found in Zoning 
Ordinance §7-2-5(A), providing:   
 
The agriculture base zone is applied to most unincorporated areas of Elmore County and 
allows for a variety of land uses with a Conditional Use Permit when deemed appropriate.  
 
The proposed subdivision is located in the City of Mountain Home Area of Impact in Elmore 
County. Per the Zoning Ordinance and negotiated Area of Impact Agreement with the City 
of Mountain Home, Elmore County has notified the city staff of all pre-application and 
development-related meetings for this proposal as outlined in §11-1-5. The City of Mountain 
Home has “no comments” for the proposed Conditional Use Permit. The use is surrounded 
by active and inactive Ag land as well as approved and proposed residential subdivisions. 
The proposal has followed all applicable procedural requirements of the Ag zone for a 
Conditional Use Permit and notified the city staff about all meetings for the proposal. 
Therefore, this finding is met.  
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4. The proposed use shall comply with all applicable County Ordinances; 
 

Staff Response: The proposal is reviewed per standards established in Zoning Ord. §§ 7-9-
4 and 7-2-26(B) and conditioned to meet safe access, services, setback, and permit 
requirements of Elmore County for a subdivision. Furthermore, the proposed subdivision 
application was transmitted to the following Elmore County agencies to ensure compliance 
with applicable County Ordinances. Their comments are incorporated in the Conditions of 
Approval.  
 
• Elmore County Sheriff 
• Elmore County Ambulance Service 
• Elmore County Engineer 
• Elmore County Assessor 
• Elmore County Treasurer 
• Mountain Home Highway District  
• The City of Mountain Home  
• Mountain Home Rural Fire District 

 
5. The proposed use shall comply with all applicable State and Federal regulations; 
 

Staff Response: State and Federal agencies were notified of this Application. Their 
comments are integrated in the proposed conditions to ensure that this Application meets all 
applicable state and federal requirements. 
 
• Central District Health  
• Idaho Department of Water Resources  
• Idaho Department of Environmental Quality  
• Idaho Department of Lands  
• Idaho Fish and Game 
• Idaho State Historic Preservation Office    

 
6. The proposed use shall be designed, constructed, operated, and maintained in such 

a way as to be harmonious and appropriate in appearance with the existing or 
intended character of the general vicinity; and that such use shall not change the 
essential character of said area; 
 
Staff Response: This proposal is surrounded by private residential, active agriculture lots, 
and is not actively platted within Mountain Home’s Area of City Impact. Surrounding the 
proposed Site are primarily agriculture/residential lots that have varying lot sizes. Therefore, 
this area is surrounded by low-density housing developments and is suitable for diverse 
housing types. Therefore, the proposed subdivision is harmonious and appropriate in 
appearance with the existing or intended character of the general vicinity. 
 
Aesthetically, the proposed use will not change existing views from the west, east, north, or 
south. The Application, with the proposed Conditions of Approval, will be operated and 
maintained in such a way as to be harmonious and appropriate in appearance with the 
existing and intended character of the general vicinity and will not change the essential 
character of the area. 
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7. The proposed use shall not be hazardous or disturbing to existing neighboring uses 
or impede their normal development; 

 
Staff Response: The proposed subdivision is surrounded by dry grazing land with single 
dwelling neighbors. Furthermore, the preliminary plat application will require additional 
construction protocols that the Applicant will need to adhere to address any future 
neighborhood concerns. 

 
8. The proposed use shall be served adequately by available public facilities and 

services such as highways, streets, police and fire protection, drainage structures, 
refuse disposal, water, sewer, or that the person responsible for the establishment of 
the proposed conditional use shall be able to provide adequately any such services; 

 
Staff Response: The proposed use is served by the following public facilities:  
 
Highways/Roads – The proposal takes access off the State Highway 51. Highway 51 is 
maintained by the Idaho Transportation Department (ITD). The Applicant will be required to 
receive an access permit from ITD and build a Public Road per the Mountain Home 
Highway District Standards for entering and exiting the subdivision. The public road will be 
managed by Mountain Home Highway District unless otherwise agreed upon between the 
Applicant and MHHD as required in the Condition of Approval. 
 
Fire Protection – The property is within Mountain Home Rural Fire District. (MHRFD) and 
they have reviewed the application.  
 
Drainage Structures – No drainage structures for the proposed use are planned or required 
at this time.  
 
Refuse Disposal – The Applicant will be responsible for obtaining and maintaining 
appropriate refuse disposal. 
 
Water/Sewer –The proposed subdivision will have private wells and septic systems which 
will be reviewed and approved by Central District Health (CDH).  
 
The proposed CUP have been transmitted to all applicable agencies. Their comments are 
integrated into the proposed conditions to ensure that this Application meets all applicable 
standards and requirement. Therefore, the proposed use, will be adequately served by 
available public facilities and services such as highways, streets, law enforcement, fire 
protection, and emergency services.   

 
9. The proposed use shall not create excessive additional requirements at public cost 

for public facilities and services and the proposed use shall not be detrimental to the 
economic welfare of the County; 

 
Staff Response: All on-site improvements necessary to support the proposed use will be 
funded by the Applicant.  
 
Agencies that could potentially be impacted by these Applications have been notified; Idaho 
Transportation Department and Elmore County EMS have provided comments, and all 
applicable requests have been included in the Conditions of Approval. The Applicant of the 
proposed subdivision will be financially responsible for developing the Site as indicated in 
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the Applications. The proposed use shall be developed in a manner that will not create 
excessive additional requirements at public cost of public facilities and services. 

 
10. The proposed use shall not involve uses, activities, processes, materials, equipment, 

and conditions of operation that will be detrimental to any persons, property or the 
general welfare by reason of excessive production of traffic, noise, smoke, fumes, 
glare or odors; 

 
Staff Response: The proposed subdivision may involve uses, activities, processes, 
materials, equipment, and conditions of operation detrimental to some people, surrounding 
property or the general welfare by reason of added traffic, noise, smoke, fumes, glare or 
odors. However, the Conditions of Approval associated with this CUP will ensure that those 
impacts are mitigated or reduced. 

 
11. The proposed use shall not result in the destruction, loss or damage of a natural or 

scenic feature of major importance. 
 

Staff Response: The proposed site does not contain a natural or scenic site of major 
importance. The Department has not received any comments from the neighboring 
properties that express a concern for destruction, loss or damage of a natural or scenic 
feature of importance. Therefore, this finding is met.   
 

 
STAFF RECOMMENDATION 
 
The proposed use, along with proposed conditions, complies with the requirements of the Elmore 
County Zoning Ordinance. Based on the evidence presented at the public hearing and staff's 
analysis above, staff recommends approval of the proposed CUP with conditions of approval to 
proceed forward with a residential subdivision in the Agriculture zone. 
 
PROPOSED CONDITIONS OF APPROVAL 
 

1. A Conditional Use Permit (CUP-2025-07) shall be granted to the Applicant, Justin Latchu, to 
subdivide a 40 acre Agriculture (Ag) property on assessor’s parcel RP04S06E113600 in to 
eight (8) five-acre lots. 

2. The CUP approval shall be limited to one (1) year, in which the Applicant shall apply for a 
Preliminary Plat. If a Preliminary Plat is not applied for within that year, then the Applicant 
will be required to reapply for the Conditional Use Permit. 

3. CUP-2025-07 shall comply with all requirements of Title 7 Chapter 2 (“Zoning”) and Chapter 
9 (“Conditional Use Permit”) of the Elmore County Zoning and Development Ordinance 
2018-03. 

4. The approval shall be contingent upon the Applicant obtaining all certificates, permits, and 
other approvals required by Federal, State, or Local authorities. 

5. Prior to applying for a Preliminary Plat, the Applicant shall apply for Elmore County’s 
Subdivision Application and receive approval from the Elmore County Planning and Zoning 
Commission. 
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6. Prior to applying for a Preliminary Plat, the Applicant shall identify clear access from 
Highway 51 and internal and external traffic circulation for the subdivision. The following 
guidance from the Idaho Transportation Department shall be considered in the Preliminary 
Play layout: 

a. The subdivision must only have one access onto Highway 51; therefore, will 
be required to create an easement or shared access agreement to use the 
single approach. 

b. An ITD encroachment permit will be required. 

7. The Applicant shall develop a Private Road for ingress and egress from the Site and the 
Public Road shall be improved by the Mountain Home Highway District Standards.  

a. The proposed private road will comply with Title 10 Chapter 5 (“Public and 
Private Roads”). 

b. Applications for private roads must be submitted to the Land Use Building 
Department. 

c. All private roads shall be in a 60’ roadway easement. 

d. The roadway width shall be 26’ and surfaced with 3” of asphalt. Roadside 
ditches and pipes shall be sized in accordance with the Mountain Home 
Highway District Standards and Development Procedures. 

8. Prior to applying for a Preliminary Plat, the Applicant shall have a written agreement with the 
Mountain Home Highway District for maintenance of all public roads.  

9. The Applicant shall submit a Private Road and Driveway Application with the Preliminary 
Plat for the County Engineer’s review.  

10. Prior to applying for a Preliminary Plat, the Applicant shall hire a licensed engineer to 
prepare a Drainage Plan. This plan shall at least include a discussion on details of existing 
and proposed site drainage and irrigation features, types of soils, existing and proposed 
grading, location of wells and septic, driveway improvements, etc. 

11. Prior to applying for a Preliminary Plat, the Applicant shall provide an engineering report and 
test holes data to Central District Health and determine well and septic location. 

12. Prior to applying for a Preliminary Plat, the Applicant shall receive approval from the 
Mountain Home Rural Fire District for acceptable fire access to the proposed lots and other 
improvements necessary for fire protection and suppression. 

13. Prior to any site improvement, the Applicant shall obtain applicable permits for structures 
and/or other improvements from the Land Use and Building Department and County 
Engineer. 

14. The Applicant shall construct, maintain, and operate the project site in compliance with all 
federal, state, and local regulations at all times.  

15. The Applicant shall submit the proposed Covenant, Conditions, and Restrictions (CC&Rs) 
with the preliminary plat application.  

16. The Applicant shall ensure that all property taxes are kept current. 
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17. Failure to comply with any of the above conditions of approval may result in the revocation 
of the approval. 
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    Elmore County Land Use and Building Department 
520 East 2nd South Street 
Mountain Home, Id. 83647 

(208) 587-2142 ext. 502 
Fax 208-587-2120 

          www.elmorecounty.org 
 

 
March 17, 2025 
 
Justin Latchu  
122 S 14th E 
Mountain Home, ID 83647 
 
Justin,  
 
The purpose of this letter is to inform you that your application for a Conditional Use 
Permit for Case Number CUP-2025-07 has been accepted by the Elmore County Land 
Use and Building Department. The public hearing with the Elmore County Planning and 
Zoning Commission has been scheduled for Thursday April 24th, 2025, at 7:00 p.m. at the 
War Memorial American Legion Hall, located at 515 E. 2nd Street, Mountain Home, ID 
83647. Your attendance is required.  
 
 If you have any questions regarding this letter, please let me know.  
  
 
 
 Thank you,  
 

     
    Nina Schaeffer  
    Interim Planner I 
     Elmore County Land Use and Building  
     520 East 2nd South  
     Mountain Home, ID 83647  
     Phone: (208) 587-2142 Ext. 1254  
     Fax: (208) 587-2120  
     dabrahamson@elmorecountyid.gov 
 

      
 

Mitra Mehta-
Cooper   
Director 
 
David 
Abrahamson   
Planner I 
 
Nina Schaeffer 
Interim Planner I 
 
Johnny 
Hernandez 
Building Official 
 
Colton Janousek  
Building Inspector  
 
James Roddin 
Administration 
 
Karl Holt 
Code Enforcement 
 
Kamiah McDaniel  
Permit Technician  
 
Alyssa Nieto  
Administrative 
Assistant  

http://www.elmorecounty.org/
mailto:dabrahamson@elmorecountyid.gov
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Elmore County Land Use and Building Department 
520 East 2nd South Street 
Mountain Home, ID 83647 

Phone: (208) 587-2142 ext.1254 
Fax: (208) 587-2120 

www.elmorecounty.org 
 

 
Date: March 17, 2025 

 
To: Whom It May Concern 

 
Subject: Notice of Public Hearing 

 
Applicant: Justin Latchu    
 
Proposal: A Conditional Use Permit to subdivide one (1) 40-acre lot in the 
Agriculture (Ag) zone into 8 5-acre parcels. The site is located on Highway 51, 
south of downtown Mountain Home. The property is abutted by Ag zones to the 
north and east, and Residential (R) zones to the south and west. The parcel is in 
Mountain Home’s Area of City Impact. The site is Township 4 South, Range 6 
East, Section 11. The parcel is RP 04S06E113600. A common way of locating 
the property from Mountain Home is by going South on Highway 51, 
approximately 2.5 miles on east side of Hwy 51, shortly past Graham Drive.  
 
Case #: CUP-2025-07 

 
A public hearing will be held before the Elmore County Planning and Zoning 
Commission on the enclosed application. The hearing is scheduled for 
Thursday, April 24th, 2025, at 6:00 p.m. in the War Memorial (American Legion) 
Hall at 515 East 2nd South Street, Mountain Home, Idaho.   

 
Please review the application and return your written comments to the Elmore 
County Land Use and Building Department, 520 East 2nd South Street, Mountain 
Home, ID, 83647, by 5 p.m. on Friday, March 28, 2025, or email David 
Abrahamson dabrahamson@elmorecountyid.gov so your comments are 
included in the record.  If you prefer, please come to the hearing to testify before 
the Commission. 

 
The Elmore County Board of Commissioners is responsible for ensuring 
compliance with the Americans with Disabilities Act of 1990 (ADA). Any Person 
needing special accommodations to participate in the public hearing should 
contact the Elmore County ADA Coordinator, Kacey Ramsauer, 24 hours prior to 
the Public Hearing at 208-598-5247, extension 1280, or via email 
kramsauer@elmorecounty.org, or in person at 520 East 2nd South, Mountain 
Home, Idaho. 
 
Sincerely, 

Mitra Mehta-
Cooper 
Director 
 
David 
Abrahamson 
Planner  
 
Nina Schaeffer 
Interim Planner 
 
James Roddin 
Office 
Administrator 
 
Johnny 
Hernandez 
Building Official 
 
Colton Janousek 
Building Inspector 
 
Karl Holt 
Code 
Enforcement 
 
Sandra Nuner 
Permit Technician 
 
Alyssa Nieto 
Admin Assistant 

mailto:dabrahamson@elmorecountyid.gov
mailto:kramsauer@elmorecounty.org
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Nina Schaeffer 
Land Use and Building Department 
Interim Planner  
520 E 2nd S Street 
Mountain Home, Idaho 83647 

 
 
Enclosures for Agencies: Application(s) and Site Plan 
 
Enclosures: Vicinity Map 
 
 
CC: 
Elmore County Sheriff 
Idaho Transportation Department  
Central District Health 
City of Mountain Home 
Department of Environmental Quality 
Mountain Home Fire District 
Elmore County Ambulance Service 
Elmore County Engineer  
Elmore County Assessor 
Idaho Department of Lands 
Idaho Fish and Game (Brandon Flack) 
Idaho State Historic Preservation Office 
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Elmore County Land Use and Building Department 
520 East 2nd South Street 
Mountain Home, ID 83647 

Phone: (208) 587-2142 ext.1254 
Fax: (208) 587-2120 

www.elmorecounty.org 
 

 
Date: March 17, 2025 

 
To: Whom It May Concern 

 
Subject: Notice of Public Hearing 

 
Applicant: Justin Latchu    
 
Proposal: A Conditional Use Permit to subdivide one (1) 40-acre lot in the 
Agriculture (Ag) zone into 8 5 acre parcels. The site is located on Highway 51, 
south of downtown Mountain Home. The property is abutted by Ag zones to the 
north and east, and Residential (R) zones to the south and west. The parcel is in 
Mountain Home’s Area of City Impact. The site is Township 4 South, Range 6 
East, Section 11. The parcel is RP 04S06E113600. A common way of locating 
the property from Mountain Home is by going South on Highway 51, shortly past 
Graham Drive. 
 
Case #: CUP-2025-07 

 
A public hearing will be held before the Elmore County Planning and Zoning 
Commission on the enclosed application. The hearing is scheduled for 
Thursday, April 24th, 2025, at 6:00 p.m. in the War Memorial (American Legion) 
Hall at 515 East 2nd South Street, Mountain Home, Idaho.   

 
Please review the application and return your written comments to the Elmore 
County Land Use and Building Department, 520 East 2nd South Street, Mountain 
Home, ID, 83647, by 5 p.m. on Friday, April 11th, 2025, so your comments are 
included in the record.  If you prefer, please come to the hearing to testify before 
the Commission.  

 
The Elmore County Planning and Zoning Commission responsible for ensuring 
compliance with the Americans with Disabilities Act of 1990 (ADA). Any Person 
needing special accommodations to participate in the public hearing should 
contact the Elmore County ADA Coordinator, Kacey Ramsauer, 24 hours prior to 
the Public Hearing at 208-598-5247, extension 1280, or via email 
kramsauer@elmorecounty.org, or in person at 520 East 2nd South, Mountain 
Home, Idaho. 
 
Sincerely, 

Mitra Mehta-
Cooper 
Director 
 
David 
Abrahamson 
Planner  
 
Nina Schaeffer 
Interim Planner 
 
Johnny 
Hernandez 
Building Official 
 
Colton Janousek 
Building Inspector 
 
James Roddin 
Administration 
Manager 
 
Karl Holt 
Code 
Enforcement 
 
Sandra Nuner 
Permit Technician 
 
Alyssa Nieto 
Admin Assistant 

mailto:kramsauer@elmorecounty.org
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Nina Schaeffer 
Land Use and Building Department 
Interim Planner  
520 E 2nd S Street 
Mountain Home, Idaho 83647 
208-587-2142 ext 1269 
208-598-5247 (Cell) 
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From: Alyssa Nieto
To: David Abrahamson
Subject: FW: Agency Notice
Date: Wednesday, March 19, 2025 11:12:43 AM
Attachments: image002.png

image003.png

 
 
From: Kendra Conder <Kendra.Conder@itd.idaho.gov> 
Sent: Wednesday, March 19, 2025 11:01 AM
To: Alyssa Nieto <anieto@elmorecounty.org>
Subject: RE: Agency Notice

 
Good Morning Alyssa,
 
ITD does not have any concerns with the proposed development, however I did advise Justin of a
few things for his new subdivision:

The subdivision can only have one access onto Highway 51

All 8 parcels will need an easement/shared access agreement to use this single

approach

Justin will need to apply for an ITD encroachment permit since he is changing the approach
use from farm to joint-use residential/farm

If the approach is not within ITD standards, it will need to be modified to meet the

specs for joint-use residential/farm

Should he expand the subdivision, ITD has the right to ask for a traffic analysis/impact study to

determine if turn lanes are warranted
 
Let me know if you have any questions!
 
Kendra Conder
District 3 | Development Services Coordinator
Idaho Transportation Department
Office: 208-334-8377
Cell: 208-972-3190
 

 

From: Alyssa Nieto <anieto@elmorecounty.org> 
Sent: Tuesday, March 18, 2025 2:41 PM
To: Mike Hollinshead <mhollinshead@elmorecounty.org>; Greg Berry <gberry@elmorecounty.org>;
Kendra Conder <Kendra.Conder@itd.idaho.gov>; bcopes@cdh.idaho.gov; Brenda Ellis
<BEllis@mountain-home.us>; Nicole Coffey <nnutting@mountain-home.us>; Alan Roberts
<aroberts@elmorecounty.org>; angie@ewsid.com; Joshua Dison <jdison@elmorecounty.org>;
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Flack,Brandon <brandon.flack@idfg.idaho.gov>; idl_jurisdictional@idl.idaho.gov;
matt.halitsky@ishs.idaho.gov
Cc: David Abrahamson <dabrahamson@elmorecounty.org>; James Roddin
<jroddin@elmorecounty.org>; Johnny Hernandez <jhernandez@elmorecounty.org>
Subject: Agency Notice

 
CAUTION: This email originated outside the State of Idaho network. Verify links and attachments
BEFORE you click or open, even if you recognize and/or trust the sender. Contact your agency service
desk with any concerns.
 

Dear Agency Partners,
 
A public hearing will be held before the Elmore County Planning and Zoning
Commission on the enclosed application. The hearing is scheduled for Thursday,
April 24th, 2025, at 6:00 p.m. in the War Memorial (American Legion) Hall at 515 East
2nd South Street, Mountain Home, Idaho.
 
Please review the application and return your written comments to the Elmore County
Land Use and Building Department, 520 East 2nd South Street, Mountain Home, ID,
83647, by 5 p.m. on Friday, March 31, 2025, so your comments are included in the
record. If you prefer, please come to the hearing to testify before the Commission.
 
 
 

Best,
 
Alyssa Nieto
Land Use and Building Department
Administrative Assistant
520 E 2nd S Street
Mountain Home, Idaho 83647
208-587-2142 ext 1255
anieto@elmorecounty.org
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From: Angie Michaels
To: David Abrahamson; Johnny Hernandez; James Roddin; Mitra Mehta-Cooper; Alan Roberts
Subject: Fwd: Agency Notice
Date: Friday, April 11, 2025 10:33:51 AM
Attachments: image001.png

Angie Michaels, P.E., CFM
Engineering with a Mission LLC
208.870.9495 cell

---------- Forwarded message ---------
From: Angie Michaels <angie@ewsid.com>
Date: Fri, Apr 11, 2025 at 10:32 AM
Subject: Re: Agency Notice
To: Alyssa Nieto <anieto@elmorecounty.org>

HI Alyssa,

I have reviewed this application.  I have the following comments:

1. The proposed private roads will need to comply with Elmore County Code, title 10, chapter 5, Public and
Private Roads.  

2. Per the ordinance, an application for private roads will need to be submitted to the LUBD.  
3. The applicant shall submit construction drawings to the department for review and approval.  
4. Access from a private to another private road is prohibited.  It appears the proposed roads will likely be

extended beyond the subject parcel.  As such, the location, size, construction will need to accommodate the
extension of the proposed roads.  The applicant shall discuss future development plans with the county
engineer to insure compliance with the private road standards are met.

5. All private roads shall be located in a 60' roadway easement.  
6. The roadway width shall be 26' and surfaced with 3" of asphalt. Roadside ditches and pipes shall be sized in

accordance with the applicable MHHD standards. See Chapter 5, Public and Private Roads for all other
applicable standards and the Mountain Home Highway District Standards and Development Procedures. 

Let me know if  you have any questions.

Thanks,

Angie Michaels, P.E., CFM
Engineering with a Mission LLC
208.870.9495 cell

On Tue, Mar 18, 2025 at 2:41 PM Alyssa Nieto <anieto@elmorecounty.org> wrote:

Dear Agency Partners,
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A public hearing will be held before the Elmore County Planning and Zoning Commission
on the enclosed application. The hearing is scheduled for Thursday, April 24th, 2025, at
6:00 p.m. in the War Memorial (American Legion) Hall at 515 East 2nd South Street,
Mountain Home, Idaho.

 

Please review the application and return your written comments to the Elmore
County Land Use and Building Department, 520 East 2nd South Street, Mountain
Home, ID, 83647, by 5 p.m. on Friday, March 31, 2025, so your comments are
included in the record. If you prefer, please come to the hearing to testify before the
Commission.

 

 

 

Best,

 

Alyssa Nieto

Land Use and Building Department

Administrative Assistant

520 E 2nd S Street

Mountain Home, Idaho 83647

208-587-2142 ext 1255

anieto@elmorecounty.org
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        City of Mountain Home       Development Services 

P.O. Box 10, 160 S. 3rd East, Mountain Home, ID 83647 • (208) 580-2091 • www.mountain-home.us 

 
 

 

April 11, 2025 

 

Justin Latchu  
CASE # CUP-2025-07 
 
To Elmore County Land Use and Building Services, 
 
This proposed subdivision is in The City of Mountain Home Area of Impact and designated as Urban 
Development Transition.   
 
The design standards for development within the Area of Impact are shown below:  
 
Title 9-2-4: CONFORMANCE, does require that All new development within the city and applicable 
development under the area of impact agreement shall comply with the most recently adopted edition 
of the international building code, state regulatory agencies, federal regulations and the ordinances, 
resolutions and policies of the city. (Ord. 1628, 1-12-2015) and it is recommended for this development.  
 
9-16-10: Preliminary Plat: D. Preliminary Plat Requirements: 12. When not connecting to city sewer and 

water, a soils and groundwater study shall be required by the city engineer where individual wells or 

septic tanks are proposed within the area of impact. 

9-16-11: FINAL PLAT: F.   Approval Of Subdivision Plat: No plat shall be recorded or offered for recording 

with the Elmore County recorder until the plat has been reviewed and approved by the mayor and 

council, and shall bear thereon the approval, by endorsement, of the city engineer and the clerk of the 

city. The final plat shall not be approved by the mayor and council until all the proposed public 

improvements have been made according to the approved development plans and specifications (see 

section 9-16-12 of this chapter) and the improvements have been approved by the Community 

Development Director and Public Works Director and approved by the city council or suitable financial 

guarantees are provided (see section 9-16-14 of this chapter). All plats located within the area of impact 

and/or one mile outside of the city limits must also meet the requirements of the area of impact 

agreement with Elmore County. 

9-16-13: Design Standards 

9-16-13: F.   Area Of Impact/Streets: Where parcels of land are subdivided into unusually large lots (such 

as when large lots are approved for septic tanks) the parcels shall be divided, where feasible, so as to 

allow for future division into smaller parcels. Lot arrangements shall allow for the ultimate extension of 

adjacent streets through the middle of wide blocks. Whenever such future subdividing or lot splitting is 

contemplated, the plan thereof shall show proposed extension of streets and be approved by the  

 

http://www.mountain-home.us/
https://codelibrary.amlegal.com/codes/mountainhomeid/latest/mountainhome_id/0-0-0-5638#JD_9-16-12
https://codelibrary.amlegal.com/codes/mountainhomeid/latest/mountainhome_id/0-0-0-5748#JD_9-16-14


 

        City of Mountain Home       Development Services 

P.O. Box 10, 160 S. 3rd East, Mountain Home, ID 83647 • (208) 580-2091 • www.mountain-home.us 

 
 

 

commission prior to the taking of such action. New subdivision developments which are contiguous to 

the city limits shall develop to city standards. 

9-16-13: G. Utilities: Water/Sewer: 1. Water Lines: d.   Area Of City Impact: New subdivision 

developments, which are platted in less than five (5) acre lots that do not connect to public water 

facilities, shall provide a central water system (may require dry lines), designed to city standards, so at 

the time of annexation connecting to the public water system will be more cost effective and easily 

accomplished unless otherwise provided for herein. New subdivision developments that are contiguous 

to the city limits shall develop to city standards with dry lines, etc. 

9-16-13 G. 2. Sewer: c.   Area Of City Impact: New subdivision developments which are contiguous to the 

city limits shall be developed to city standards. New development shall provide a sewer utility system 

which is equivalent to the public sewer system, so, at the time of annexation, connecting to the public 

sewer system will be more easily accomplished unless otherwise provided for herein. 

9-16-16: SUBDIVISION WITHIN THE AREA OF IMPACT AND/OR ONE MILE A/PR AGRICULTURE/PROPOSED 
RESIDENTIAL: When subdivision development in the A/PR zone occurs contiguous to city limits, it shall 
develop to city standards.  
 
This parcel is not contiguous to the City Limits of the City of Mountain Home.  
 
In addition, while not within 600’ of the City of Mountain Home Waste Water Treat Plant, designated as 
a Special Area in the Area of Impact Ordinance, it should be noted that this development is in close 
proximity to the City of Mountain Homes Waste Water Treatment Plant.  
 
 
Per our Comprehensive Plan  

Chapter 5 Housing is a top five priority.  
Chapter 6 Land Use The land use map designates planned uses within the city and the city’s area of 
impact, illustrating the city’s goals and objectives for the framework of the community, and dictates 
orderly and efficient development patterns. (Page 39) 
 
Thank you for your time. 

 

Nicole Coffey     Brenda Ellis  
City Planner     Senior City Planner 
City of Mountain Home     City of Mountain Home  
Development Services    Development Services  
 

http://www.mountain-home.us/


From: Alan Roberts
To: Alyssa Nieto; Mike Hollinshead; Greg Berry; Kendra Conder; bcopes@cdh.idaho.gov; Brenda Ellis; Nicole Coffey;

angie@ewsid.com; Joshua Dison; Flack,Brandon; idl_jurisdictional@idl.idaho.gov; matt.halitsky@ishs.idaho.gov
Cc: David Abrahamson; James Roddin; Johnny Hernandez
Subject: RE: Agency Notice
Date: Tuesday, March 18, 2025 3:32:43 PM
Attachments: image001.png

Only concern will be once it gets plotted on access to all lots and the roadway development. 
This would be considered a subdivision and would have to be paved roadways meeting
standards.
Alan
 
From: Alyssa Nieto <anieto@elmorecounty.org> 
Sent: Tuesday, March 18, 2025 2:41 PM
To: Mike Hollinshead <mhollinshead@elmorecounty.org>; Greg Berry <gberry@elmorecounty.org>;
Kendra Conder <Kendra.Conder@itd.idaho.gov>; bcopes@cdh.idaho.gov; Brenda Ellis
<BEllis@mountain-home.us>; Nicole Coffey <nnutting@mountain-home.us>; Alan Roberts
<aroberts@elmorecounty.org>; angie@ewsid.com; Joshua Dison <jdison@elmorecounty.org>;
Flack,Brandon <brandon.flack@idfg.idaho.gov>; idl_jurisdictional@idl.idaho.gov;
matt.halitsky@ishs.idaho.gov
Cc: David Abrahamson <dabrahamson@elmorecounty.org>; James Roddin
<jroddin@elmorecounty.org>; Johnny Hernandez <jhernandez@elmorecounty.org>
Subject: Agency Notice

 
Dear Agency Partners,
 
A public hearing will be held before the Elmore County Planning and Zoning
Commission on the enclosed application. The hearing is scheduled for Thursday,
April 24th, 2025, at 6:00 p.m. in the War Memorial (American Legion) Hall at 515 East
2nd South Street, Mountain Home, Idaho.
 
Please review the application and return your written comments to the Elmore County
Land Use and Building Department, 520 East 2nd South Street, Mountain Home, ID,
83647, by 5 p.m. on Friday, March 31, 2025, so your comments are included in the
record. If you prefer, please come to the hearing to testify before the Commission.
 
 
 

Best,
 
Alyssa Nieto
Land Use and Building Department
Administrative Assistant
520 E 2nd S Street
Mountain Home, Idaho 83647
208-587-2142 ext 1255
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anieto@elmorecounty.org
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From: Mike Hollinshead
To: Alyssa Nieto
Cc: David Abrahamson
Subject: RE: Agency Notice
Date: Tuesday, March 18, 2025 4:36:46 PM
Attachments: image001.png

image002.png

Thank you
 
Sheriff Mike Hollinshead
Elmore County
2255 East 8th North
Mountain Home, Idaho 83647
Phone: 208-587-3370 Ext. 1028
 

 
CONFIDENTIALITY NOTICE: This e-mail is intended only for the personal and confidential
use of the individual(s) named as recipients (or the employee or agent responsible to deliver it
to the intended recipient) and is covered by the Electronic Communications Privacy Act, 18
U.S.C. §§ 2510-2521. It may contain information that is privileged, confidential and/or
protected from disclosure under applicable law including, but not limited to, the attorney client
privilege and/or work product doctrine. If you are not the intended recipient of this
transmission, please notify the sender immediately by telephone. Do not deliver, distribute or
copy this transmission, disclose its contents or take any action in reliance on the information it
contains.
 
Please note: My email address has changed to mhollinshead@elmorecountyid.gov.
  Please update your records accordingly, as eventually, the elmorecounty.org address
will no longer work.
 
From: Alyssa Nieto <anieto@elmorecounty.org> 
Sent: Tuesday, March 18, 2025 4:28 PM
To: Mike Hollinshead <mhollinshead@elmorecounty.org>
Cc: David Abrahamson <dabrahamson@elmorecounty.org>
Subject: RE: Agency Notice

 
I’ll direct this question to our planner David; he will be able to answer this. 
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From: Mike Hollinshead <mhollinshead@elmorecounty.org> 
Sent: Tuesday, March 18, 2025 4:27 PM
To: Alyssa Nieto <anieto@elmorecounty.org>
Subject: RE: Agency Notice

 
Sorry I misread the app.
 
Do they have to get ITD to sign off due to the possible traffic in that area?
 
Sheriff Mike Hollinshead
Elmore County
2255 East 8th North
Mountain Home, Idaho 83647
Phone: 208-587-3370 Ext. 1028
 

 
CONFIDENTIALITY NOTICE: This e-mail is intended only for the personal and confidential
use of the individual(s) named as recipients (or the employee or agent responsible to deliver it
to the intended recipient) and is covered by the Electronic Communications Privacy Act, 18
U.S.C. §§ 2510-2521. It may contain information that is privileged, confidential and/or
protected from disclosure under applicable law including, but not limited to, the attorney client
privilege and/or work product doctrine. If you are not the intended recipient of this
transmission, please notify the sender immediately by telephone. Do not deliver, distribute or
copy this transmission, disclose its contents or take any action in reliance on the information it
contains.
 
Please note: My email address has changed to mhollinshead@elmorecountyid.gov.
  Please update your records accordingly, as eventually, the elmorecounty.org address
will no longer work.
 
From: Alyssa Nieto <anieto@elmorecounty.org> 
Sent: Tuesday, March 18, 2025 4:24 PM
To: Mike Hollinshead <mhollinshead@elmorecounty.org>
Subject: RE: Agency Notice

 
Mike,
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This is a county property. 
 
From: Mike Hollinshead <mhollinshead@elmorecounty.org> 
Sent: Tuesday, March 18, 2025 4:22 PM
To: Alyssa Nieto <anieto@elmorecounty.org>
Subject: RE: Agency Notice

 
Since this will be in City Limits, I have no concerns. 
 
 
Sheriff Mike Hollinshead
Elmore County
2255 East 8th North
Mountain Home, Idaho 83647
Phone: 208-587-3370 Ext. 1028
 

 
CONFIDENTIALITY NOTICE: This e-mail is intended only for the personal and confidential
use of the individual(s) named as recipients (or the employee or agent responsible to deliver it
to the intended recipient) and is covered by the Electronic Communications Privacy Act, 18
U.S.C. §§ 2510-2521. It may contain information that is privileged, confidential and/or
protected from disclosure under applicable law including, but not limited to, the attorney client
privilege and/or work product doctrine. If you are not the intended recipient of this
transmission, please notify the sender immediately by telephone. Do not deliver, distribute or
copy this transmission, disclose its contents or take any action in reliance on the information it
contains.
 
Please note: My email address has changed to mhollinshead@elmorecountyid.gov.
  Please update your records accordingly, as eventually, the elmorecounty.org address
will no longer work.
 
From: Alyssa Nieto <anieto@elmorecounty.org> 
Sent: Tuesday, March 18, 2025 2:41 PM
To: Mike Hollinshead <mhollinshead@elmorecounty.org>; Greg Berry <gberry@elmorecounty.org>;
Kendra Conder <Kendra.Conder@itd.idaho.gov>; bcopes@cdh.idaho.gov; Brenda Ellis
<BEllis@mountain-home.us>; Nicole Coffey <nnutting@mountain-home.us>; Alan Roberts
<aroberts@elmorecounty.org>; angie@ewsid.com; Joshua Dison <jdison@elmorecounty.org>;
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Flack,Brandon <brandon.flack@idfg.idaho.gov>; idl_jurisdictional@idl.idaho.gov;
matt.halitsky@ishs.idaho.gov
Cc: David Abrahamson <dabrahamson@elmorecounty.org>; James Roddin
<jroddin@elmorecounty.org>; Johnny Hernandez <jhernandez@elmorecounty.org>
Subject: Agency Notice

 
Dear Agency Partners,
 
A public hearing will be held before the Elmore County Planning and Zoning
Commission on the enclosed application. The hearing is scheduled for Thursday,
April 24th, 2025, at 6:00 p.m. in the War Memorial (American Legion) Hall at 515 East
2nd South Street, Mountain Home, Idaho.
 
Please review the application and return your written comments to the Elmore County
Land Use and Building Department, 520 East 2nd South Street, Mountain Home, ID,
83647, by 5 p.m. on Friday, March 31, 2025, so your comments are included in the
record. If you prefer, please come to the hearing to testify before the Commission.
 
 
 

Best,
 
Alyssa Nieto
Land Use and Building Department
Administrative Assistant
520 E 2nd S Street
Mountain Home, Idaho 83647
208-587-2142 ext 1255
anieto@elmorecounty.org
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