
CHAPTER 3 - ECONOMIC DEVELOPMENT 

Mountain Home is on the precipice of experiencing substantial 

changes economically. Factors such as anticipated population 

growth, ongoing impacts of the Air Force Base, the City’s proximity 

to Boise, the housing shortage, as well as improvement and invest-

ment efforts already underway by the City—all impact economic 

development; and vice versa.  

By common definition and understanding,                                       

Economic Development is about creating places where people 

want to invest, work and live; it’s about making connections          

between people, companies, institutions, and communities.  

Economic development plays a key role in balancing the evolution 

that communities organically experience; it works to direct how that 

evolution will unfold, and in what way it will affect the citizens and 

businesses of the community. 

From a policy perspective, economic development can be defined 

as the efforts that seek to improve the economic well-being and 

quality of life for a community by creating and retaining jobs; by 

expanding existing business; as well as supporting or growing in-

comes and the tax base.  

3.1 E���	
��� S	�����* 

The City of Mountain Home is economically supported in large part 

by robust government and agricultural sectors. Mountain Home’s 

government sector is mainly comprised of Mountain Home Air Force 

Base, local government and Mountain Home School District. 

Healthcare, manufacturing and other service and retail businesses 

support the town’s growing economic base.  Table 3.1 identifies the 

Top 10 Large Employers in Mountain Home.  
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Economic development is embedded in every component of a 

community and its purpose has direct impacts on land use, there-

fore it is a contributor to every chapter of this Comprehensive Plan.  

From creating relationships with developers and builders (Housing / 

Land Use); to attracting investors and corporations (Commerce / 

Jobs / Workforce); to building and fostering statewide and local 

partnerships (Education / Business Retention), Economic Develop-

ment is a critical cooperative element of the City.  

Mountain Home’s Economic Development Department is highly 

focused on capitalizing on the current national and state econom-

ic climate, while at the same time creating new economic oppor-

tunities for the community. Key areas of focus for the Department 

(shown above right) align not only with the key priorities of the City, 

but also with the input and sentiment of the public.  

Enhance Workforce Readiness 

*Statistical data for this chapter is a 

compilation of figures from the eco-

nomic report at Appendix B, which 

was cross-tabulated with updated 

statistics by Idaho Policy Institute.  



3.4 C	����
 E������� C"���
� 
Mountain Home’s workforce composition (Chart 3.1) illustrates that Mountain Home needs more professional, science, 

technical/technology and industrial jobs, as well as more medical professionals.  While Mountain Home enjoys a 

broad range of job types, a large segment of job types tend to be lower wage earning positions. With Mountain 

Home’s concentration of lower wage job types being higher than the national average, it is difficult for residents to 

thrive economically.   

This data aligns with the current efforts and priorities of the Economic Development Department in expanding Moun-

tain Home’s workforce readiness and training opportunities, as well as their efforts on business expansion and partner-

ship building.  Without these efforts, the make-up of the existing workforce limits opportunities for individuals and fami-

lies to grow economically, which has a big impact on the economic health of a community.  

*Source: Idaho Department of Labor, 2017 

T�� 10 L���� E��"����� �� M�	�
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No. Business 
Employment 

Range 
Sector 

1 Marathon Cheese Corp 550-599 Manufacturing 

2 Mountain Home School District #193 450-499 Educational Services - Local Government 

3 U.S. Department of Defense 400-449 Federal Government - National Security 

4 Walmart 250-299 Retail Sales 

5 St. Luke's Health System 200-249 Health Care 

6 Elmore County 150-199 Administrative Services - Local Government 

7 
Mountain Home Air Force Base - HQ 
AFSVA/SVTEP 

150-199 Federal Government - National Security 

8 City of Mountain Home 100-149 Administrative Services - Local Government 

9 Mountain Home Air Force Base Exchange 100-149 Federal Government - Retail Trade 

10 PKL Services Inc. 100-149 Transportation & Warehousing 

Table 3.1 

Chart 3.1 

*Source: U.S. Census Bureau, 2017 American Community Survey 1-year estimates 
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Mountain Home, like most communities in the current vibrant economic climate, is fortunate to enjoy low unemploy-

ment rates—lower than the national average (Graph 3.1).  So while the City is actively seeking diversity in added higher 

paying employment opportunities, the positive is that the citizens are indeed working.   

Graph 3.1 

3.4.1 WORKFORCE LEAKAGE 

Economically speaking, where the residents of Mountain Home are working is an important indicator of the eco-

nomic success of the City.  As a fast-becoming suburb of the Boise metropolitan area, Mountain Home experi-

ences substantial workforce leakage to the Boise area. Illustration 3.1 demonstrates that only a small number of 

people both live and work in Mountain Home.   

42.3% of the total labor force of Mountain Home commutes to work out of town, while only 27.5% commute into 

Mountain Home.  This loss of over 1,000 workers has serious impacts to the economic well-being of Mountain 

Home.  A few of the most obvious  impacts to the local economy include loss of both tax and spending dollars in 

the community (see next page for Retail Leakage statistics); significant impacts  to transportation and other 

household costs to local workforce talent that are commuting out of town; in addition to the toll a lack of local 

workforce availability takes on the local businesses and their potential business growth.  

Illustration 3.1  
The City has been taking 

many steps toward attracting 

new business investment 

(discussed later in this Chap-

ter) with the goal of keeping 

local workforce local, as well 

as keeping local and Air 

Force Base spending local 

too.  

Workers coming INTO 

Mountain Home 

Workers that live AND 

work IN Mountain Home 

Workers going OUT OF 

Mountain Home 

*Source: U.S. Census Bureau, OnTheMap Application/LEHD Origin-Destination Employment Statistics 2002-2015.  
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Graph 3.2 

3.4.2 RETAIL LEAKAGE 

Retail leakage is another important measure when contemplating the health and vibrancy of any local econo-

my.  Since Mountain Home is undergoing a “transition period” — going from a small town and maturing into a 

small city — retail and commercial options are not as plentiful as in nearby Boise or Twin Falls; so Mountain Home 

experiences a great deal of “retail leakage” - which is an abbreviated way of saying losing spending dollars to 

other cities. 

From data collected and provided by Buxton (Appendix C) for the graphs below, it illustrates that while Moun-

tain Home does experience areas of retail leakage, the City also benefits from a great many retail surplus dollars 

from other communities.  When comparing the data with sentiment from the community regarding the same or 

similar services, the results corroborated and supported the other.   

The type of leakage—by industry— 

reflected in the graphs, correlates 

with the industries that residents ex-

pressed Mountain Home was in need 

of: 

Approximately 86.4% responded    

with the desire for more restaurants, 

which aligns with the 50% food     

service/dining leakage                         

to neighboring cities.  

♦ 

Approximately 75.4% of responders   

of the survey indicated a need for 

more / new retail businesses in 

Mountain Home, which supports the 

40% - 70% retail leakage currently 

experienced.  

Alternatively, for those areas and  

industries that the City enjoys the 

benefits of surplus by industry: 

Just 9% of respondents indicated      

a need for more automotive services, 

which corresponds with the           

current 140% surplus.  

♦ 

Only 11% of survey-takers stated 

there needed to be more services 

classified as “other” (or “General 

Merchandise”), which correlates to 

the surplus of 170% in that group.  

Graph 3.3 

*Source: Buxtonco Report, 2017, Appendix B 
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Hearing what the citizens of 

Mountain Home think and be-

lieve relative to jobs and the 

local economy is imperative to 

strategizing the appropriate 

path for the City.   

The survey question shown top 

left provides support for the 

goals that the City has already 

been driving towards with their 

most recent economic develop-

ment activities.   

49.75% of those responding      

to this question indicated           

the need for skilled, technical, 

junior and senior level jobs; this 

correlates to the types of jobs 

Chart 3.1 indicates are         

lacking in the community.    

Additionally, when the data 

from that same survey question 

was cross-referenced and tabu-

lated with the demographics of 

age, it showed that the younger 

respondents are hoping for jobs 

that require little or no sills and 

training; while the mature gen-

erations are desirous of skilled 

jobs and jobs likely requiring 

some level of formal education.   

Other indicators of residents ea-

ger for more diversity in jobs is 

the survey question at the top of 

the next page.  

86.73% desire more commercial 

development 

75.04% want the downtown   

revitalization plan fulfilled 

69.43% see the need for the rail 

park/industrial development   

Each of these three are critical  

job creation categories.  

3.4.3 CURRENT ECONOMIC CLIMATE: 

THE PUBLIC’S VOICE 

The darker the blue color of a particular cell/block, the more 

people in that age group selected the corresponding topic 

as a priority.   
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Finally, though many respondents to the 

survey questions desire jobs that fit current 

training and experience levels, it was immi-

nently clear that a large majority of the 

population sees value in continuing educa-

tion and other types of training; and that 

they not only see the value in it, but that 

they want to see opportunities to expand 

training and education, and to see if of-

fered locally.  

78.53% of respondents indicate they       

believe a vocational or community college 

is needed in Mountain Home  

♦ 

80% of respondent groups indicated       

that they, their family or their employees 

would likely access educational               

programs offered locally 

♦ 

48.43% affirmed that they would be         

willing to contribute tax benefits to support 

higher education in Mountain Home  

 

See previous page for 
information about this 

graph that reflect the 

needs for jobs as    

defined by residents.  

3.4.3 CURRENT ECONOMIC CLIMATE: 

THE PUBLIC’S VOICE 
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3.5 F	
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Generally speaking Mountain Home is reasonably healthy economically, but there is ample room for increased   diversi-

ty in development and growth relative to jobs, housing/community design and workforce readiness.  The City has al-

ready launched strategic initiatives pertaining to these priorities, and with progress in these areas, the community’s soci-

oeconomic patterns should begin to experience positive and impactful change.  

Attract & Create Diverse Jobs 

3.5.1 ATTRACT & CREATE DIVERSE JOBS 

Efforts for attracting new business to the City are ongoing and highly strategic. The City is taking 

a deeply focused approach in order to maximize resources and options, as well as to maintain a 

balance of managed growth.  

• Understanding the right types of companies to pursue—those that would have a genu-

ine interest in Mountain Home based on “fit”, is important and takes time.  

• Listening to citizens and what type of companies and jobs they want is equally as im-

portant as the “fit” of a corporation. 

• Suitable land and adequate infrastructure must be appropriate and available when 

marketing Mountain Home to potential incoming companies. 

• The Air Force Base and jobs for military community members is also a priority.      

Blending these and other important facets of consideration are key to successful economic de-

velopment, and are critical to Mountain Home continuing the momentum of growth.    

3.5.2 ENHANCE WORKFORCE READINESS  

It is clear by the public survey responses that citizens desire more educational and training op-

portunities to compete for jobs.  And since potential employers look at community-wide educa-

tional attainment and technical skillsets as barometers for potential investment sites, Mountain 

Home is focused on preparing the community to compete. Current concerns: 

• Statistics show an inverse trend in educational attainment in Mountain Home versus the 

rest of the state of Idaho (see Appendix D).    

• Idaho has a severe shortage of a Career & Technical Educated (“CTE”) workforce.  

Mountain Home has begun addressing the City’s competitive capacity by looking toward creat-

ing partnerships with institutions of higher education.    

The City has been in discussion with various secondary educational                

institutions aiming to bring satellite campuses to Mountain Home.      

The City is also looking to capitalize on existing talent in Mountain Home—veterans.  25% of resi-

dents of Mountain Home are veterans, and they have a lot to offer: skilled and trained, with 

many still of working age, for starters. The City is making efforts to generate opportunities for this 

under-utilized sector, not only providing the existing market and potential companies with a 

skilled workforce, but also providing veterans expanded employment options.   

Enhance Workforce Readiness 
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Business Retention & Expansion 

3.5.3 BUSINESS RETENTION & EXPANSION  

Usually identified as “Business Retention & Expansion” (“BRE”), BRE is one of the most logical, important 

and seamless ways to help grow the economy in communities. Statistics show that up to 80% of all new 

jobs in small towns come from existing business expansion2.  The return on investment in helping existing 

businesses to grow and expand make BRE a prominent focus and priority in economic development. 

MOUNTAIN HOME’S DILIGENT EFFORTS IN THIS AREA ARE TAKING ROOT. SOME SPECIFIC EXAMPLES FOLLOW: 

• Pioneer Federal Credit Union—a Mountain Home “Employer of Choice” - is expanding their Admin-

istration Building and Main Branch which will incorporate the addition of a multi-level building to 

their site.  

• Inventive LLC—another “Employer of Choice” with product lines ‘In the Ditch’ towing products, 

‘Razorback Offroad’ and ‘Fish Fighter’ products - is building a new state-of-the-art manufacturing 

facility which will bring new jobs and technologies to Mountain Home.  

• The Downtown Mountain Home Master Plan Improvement Project is underway, as is the Urban     

Renewal Agency’s HUB Project. Both projects are intended to revitalize the downtown corridor in 

support of local, small businesses. It is proven that by increasing safety and creating placemaking, 

pedestrian traffic in downtown areas will increase, boosting the economy.  Renewed interest by a 

variety of business owners and developers has already been expressed in the area. 

A large part of business expansion and growth is achieved through partnerships and relationship-building. 

This ties in directly with another of the Department’s priority goals since one is dependent on the other.   

3.5 F	
	�� E������� P"������  

Community Development through              

Building Partnerships 

3.5.4 COMMUNITY DEVELOPMENT THROUGH BUILDING PARTNERSHIPS  

Community Development—a large facet of land use—is highly connected to economic development.  

Only through building partnerships with other agencies, business owners, potential investors and develop-

ers, can a community really transform as a City plans, and as citizens desire. 

Relative to economic development, the main concern with Community Development in Mountain 

Home today is housing. Current housing inventories (of all types) are inadequate for existing and poten-

tial workforce growth.  Without adequate housing, there is no workforce.  

A LARGE STUMBLING BLOCK FOR PROSPECTIVE INCOMING COMPANIES IS THE HOUSING SHORTAGE.   

With numerous economic development projects currently underway that are, or will be, affected by lack 

of workforce housing, housing has become the predominant factor of economic growth due to its wide-

spread impact and implications to businesses’ ability to function. This includes the concerns for Mountain 

Home Air Force Base’s operations and missions, the proposed rail park, in addition to others.  
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Community Development through              

Building Partnerships 

3.5.4 COMMUNITY DEVELOPMENT / BUILDING PARTNERSHIPS continued 

When working on data for the Housing Chapter of the Comprehensive Plan, statisticians from Boise State 

University’s Idaho Policy Institute made strong recommendations for the City to plan ahead for continued 

rising housing and rental costs; they indicated the need to plan not only for the current housing climate, 

but forecasted there to be a continued spur of growth - surpassing the Boise area’s growth spur timeline.  

Housing is a critical priority for the City as described in the Housing Chapter, and it is also a critical priority 

for the Economic Development Chapter.  The City has identified key strategies in approaching the topic 

from an Economic Development perspective as follows: 

• Amend City Code and Ordinances to create a streamlined process that will entice builders,     

developers and investors to want to build in Mountain Home.  

• Focus on density.  While the community spoke to a desire for more single family homes, and the 

City takes the voice of the public seriously, the current market—both in inventory and pricing—will 

not sustain the addition of single family homes exclusively; therefore revisiting existing densities and 

beginning to integrate smart growth planning will be vital next steps.  

With rental costs having increased by 48% in Mountain Home since 2017 alone,                                               

higher density housing needs to be contemplated in order to address the immediate                                       

housing crisis, and to minimize how the crisis impacts economic growth in the City.  

• Establish the necessary and appropriate tools to be able to pursue the goals and action items 

contained in this Comprehensive Plan—especially in relation to staffing.  Current staffing levels 

within the City will not be adequate in handling the requirements of projects already underway, in 

addition to projects on the horizon, without appropriate manpower.  There must be staff designat-

ed specifically for the strenuous efforts of Economic Development, in addition to staff designated 

specifically for the complex efforts of Community Development and Housing; otherwise managed 

growth and City planning overall will falter.  

• Start building new, and nurturing existing, relationships which will be mutually beneficial.  The City 

must look for partners to engage with to fulfill the climate of growth.                                                                                                                                                                                 
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3.6 Economic Development 
Projects Underway 

3.6.1 Downtown Mountain Home Revitalization Plan 

Downtown Mountain Home has seen a fluctuation of eco-

nomic prosperity over the past few decades, however, one 

constant has remained since the town’s origination in the 

early 1900s:  the infrastructure.  Although the downtown has 

seen minor updates to the infrastructure system over the 

decades, there has never been a major update to the in-

frastructure—including the storm water management sys-

tem or sidewalks—throughout. Decades of degradation on 

the existing infrastructure became a call for action when 

Mountain Home experienced a change in City leadership in 

2015.  

With downtowns being a critical economic development 

focus, and a community health indicator, the City began 

it’s effort to revitalize the downtown by encouraging the 

pedestrian traffic needed by the downtown retail and ser-

vice industries.  The catalyst for this effort, the 2018 Down-

town Mountain Home Master Plan was created and adopt-

ed by City Council in March of 2018.  The Master Plan set 

forth a multifaceted approach to recovering the formerly 

vibrant pedestrian-friendly environment by proposing 

“Complete Streets” elements.   

These elements focus on the pedestrian and multi-modal 

experiences in downtown and integrate such things as 

streetscapes and crosswalk improvements, pathways for dif-

ferent modes of transport into and around the downtown, 

traffic calming, wayfinding and signage, as well as place-

making. Complete Streets elements have been studied ex-

tensively and proven to not only boost economic vitality in 

downtown environments, but also to provide effective solu-

tions to downtown issues such as those Mountain Home had 

been facing.  

Implementation of a significant project listed within the 2018 

Downtown Master Plan was currently underway as of the 

date of this document being drafted with construction of 

phase one of the three phase project anticipated to con-

clude in late fall of 2019. The first phase was funded as a col-

laborative effort between the City of Mountain Home and 

the Mountain Home Urban Renewal Agency. Phases II & III 

are set to begin in spring of 2020 and be completed by 

spring of 2021, with funding by the City, the Urban Renewal 

Agency and a $500,000 grant awarded by the Idaho De-

partment of Commerce’s Community Development Block 

Grant (CDBG) program. 

Main Street 

Before & After  

N. 2nd Street East 

Before & After  
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3.7 Economic Development 
Projects Underway 

3.7.1  Proposed Mountain Home 
  Rail Industrial Park 

For more than three years it has been a top goal of the City 

of Mountain Home’s Mayor Sykes to acquire a 4.25-mile rail 

spur to diversify and grow Mountain Home’s economy; this 

rail spur adjoins with a Union Pacific Rail Line that bisects the 

town and as of the drafting of this Plan update came into 

the City ownership.   

Southern Idaho is home to Union Pacific’s main artery to the 

entire Pacific Northwest, including Portland, Oregon; Boise, 

Idaho; and Salt Lake City, Utah. This route is a lucrative and 

important route for a wealth of corporations and could 

bring tremendous value to investing in Mountain Home.  

The City has continued to build and foster relationships be-

tween the City and the Air Force Base, making the acquisi-

tion a tangible goal. In September of 2017, acting as a tem-

porary milestone, a lease was signed to convey the rail to 

the City. After the approval of the rail conveyance by the 

National Defense Authorization Act signed by President 

Trump, Congress authorized the conveyance in 2018.  

The Economic Development office continues to work tire-

lessly on ensuring the success and viability of the Rail Indus-

trial Park. As a result of this, Mountain Home has been 

named the only Preferred Site in Idaho for Union Pacific and, 

as of the date of the completion of this Plan update, has 

nearly completed the process of becoming part of the   

Foreign Trade Zone (FTZ #280) (a type of “free trade” zone—

which is a geographical area which can provide cost sav-

ings for companies involved in import and export activities). 

These designations are valuable tools when recruiting new 

industry.  

Additionally the City has developed both land use concept 

plans for the site, as well as marketing materials in collabora-

tion with Idaho Power, who produced a marketing video of 

the site. 

As plans progress in the due diligence process for the pro-

posed Rail Industrial Park, the City of Mountain Home has 

plans to both obtain public input on the project, as well as 

to continue to establish further partnership opportunities with 

private landowners, potential investors and developers.  

Marketing Video produced in collaboration with Idaho Power  
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A. Conduct an analysis to determine appropriate industrial/manufacturing targets for attraction efforts to grow 

and strengthen our manufacturing sector by capitalizing on strengths and opportunities. 

B. Evaluate capacities of existing infrastructure and address infrastructure needs and capacities to create shovel 

ready industrial/commercial projects. 

C. Explore opportunities to create new Urban Renewal Districts to capitalize on Tax Increment Financing.  

D. Streamline planning and zoning processes to expedite time to market for businesses locating in Mountain 

Home. 

E. Market the assets and opportunities that Mountain Home provides for businesses to aid in attraction efforts. 

F. Create individual marketing strategies and collateral for Industrial, Retail and Housing marketing. 

G. Support downtown business owners in the development of a LID or BID (Local Improvement District/Business 

Improvement District) or a CBD (Central Business District) to capitalize tax resources for investment downtown.    

Enhance Mountain Home’s current resources and opportunities to attract new industry to allow for 

a more diverse economic base. 

3.6 G��" 1 

A. Complete application process of Foreign Trade Zone #280 to include Elmore County in order to provide this 

benefit to existing and potential manufacturers in Mountain Home.  

B. Acquire the unused Mountain Home Air Force Base rail spur and coordinate service with Union Pacific Rail-

road.  

C. Work with adjacent property owners to ensure ample land is available for creation and expansion of the in-

dustrial park.  

D. Perform extensive public outreach making sure the pubic gains a strong understanding of benefits and value 

that the Park will bring to the City and regional economy.  

Complete the proposed Rail Industrial Park to allow for a rail-served industrial/manufacturing sec-

tor, which will broaden Mountain Home’s economy, utilizing a previously untapped opportunity 

with the Mountain Home Air Force Base Rail spur.  

3.7 G��" 2 

Enhance and expand workforce readiness and educational opportunities to better support and  

attract industry.  

3.8 G��" 3 

A. Work with School District #193, higher education partners, Mountain Home Air Force Base, and local business-

es to create a talent pipeline that meets workforce needs and encourages retention of youth by providing 

career and training opportunities. 

B. Continue partnerships and strengthen relationships with neighboring colleges and universities to generate 

postsecondary education opportunities such as:

……………………………………………………………………………………………………………………………………………

……………………………………………………………………………………………………………………………………………

……………………………………………………………………………………………………………………………………………

…………………………………………………………………………………………………………………………………………… 

C. Identify needs of local industry through Gap Analysis and Business Retention & Expansion Assessment.  

D. Partner with Idaho Department of Labor and Workforce Council to initiate and facilitate Apprenticeship Pro-

grams.  

• Community College satellite branch 

• Technical Career and Technical Education (CTE) Programs 

• General Educational Development (GED) Programs  
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A. Develop strategic BRE plan to outline formal BRE processes.  

B. Identify supply chain and industry clusters to strengthen the flow of goods and services. Once supply chains 

are established, evaluate exporting goods and services.  

C. Regularly conduct BR&E visits and surveys to proactively address needs of businesses and industry. 

D. Provide resources to businesses for future training and funding opportunities through partners such as: 

• Idaho Department of Commerce 

• Idaho Department of Labor 

• Workforce Council 

• Small Business Association 

• Idaho Small Business Development Center 

Proactively create and foster relationships through Business Retention & Expansion (“BRE”). 

3.9 G��" 4 

Encourage proactive community development and readiness by managing economic growth.  

3.10 G��" 5 

A. Identify, evaluate and update current infrastructure, zoning, land use and ordinances to ensure they are con-

ducive to smart growth. 

B. Assess available land for future development and housing opportunities to accommodate growth.  

C. Identify the current conditions and appearances of Mountain Home’s gateways such as the downtown core, 

Airbase Road, Sunset Strip, and American Legion Boulevard up to Exit 95’s Business Loop in order to create an 

implementation plan that corrects negative perceptions and facilitates a cleaner, more presentable commu-

nity upon first impressions.  

D. Implement a wayfinding system throughout Mountain 

Home to improve the quality and ease of visitor experi-

ence, aid uninterrupted traffic flow by enhancing visibility 

and directionality, and reinforce a cohesive community 

aesthetic.  

E. Collaborate with Mountain Home Chamber of Com-

merce and Parks & Recreation to consistently program 

the downtown core and promote the downtown as a 

local gathering space that encourages community 

events.  
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