




July 30, 2021 

Mayfield Townsite Pathway Forward: Owners John and Teresa Mccallum 

I. Find consensus with County Board of Commissioners 7-30-2021

A. Third party engineering firm to be hired by the County and reimbursed by owner to

oversee the preliminary-plat application process and make recommendation to Elmore

Planning and Zoning Commission and Elmore County Board of Commissioners for

approval or denial of the preliminary plat. Third party engineering firm to continue to

oversee the project through Phase one final plat process.

B. Follow the Mayfield Planned Community Comprehensive Plan, Zoning Ordinance, and

Development Agreement to guide the process.

11. Preliminary Plat Submittal Requirements: Conditions of the Development Agreement

A. 

B. 

C. 

D. 

E. 

F. 

(44) With Preliminary plat: Submit a traffic study for phase I with preliminary plat.

{45) Wildlife Mitigation Plan.

(53) Submit documentation proposed road section approved by highway district.

(54) Prior to any preliminary plat application: communication with the County Engineer

on parking restrictions in cul-de-sacs and knuckles. 

(56) With Preliminary plat application: Planting plan for drainage retention areas

(59) If the preliminary plat contains public easement narrower than standard: requires

approval of utilities.

Mayfield Zoning Ordinance: Section number( 7-15-27) 

A. Preliminary plat application requirements :

1. Must include irrigation plan

2. Requires a neighborhood meeting

3. Hearing Process/Findings

a. Applicant submits narrative with the application indicating how it complies with

applicable Planned Community Ordinance, Comp plan, land use map and

conceptual intensities and densities map.

b. Color keyed plat with lot locations, open space, parks etc ..

c. A written narrative describing adequate public facilities and essential services.
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Element F, Phasing Plan

Mayfield Townsite Planned Community Residential Development

The Residential Phasing Table, shown on the next page, indicates an estimated 48-year build 
out of the Community. A more conservative approach is taken in the residential build-out 
projections to allow for steady growth and a slow economic recovery. It is important to note 
that if an economic recovery happens earlier than projected; the phasing plan projections and 
housing starts can easily be accelerated with demand as conversely, the phasing plan can be 
decelerated, while maintaining the previous approved PC Zone as needed to accommodate 
market conditions. The Illustrated Residential Phasing Table assumptions are that the project 
will receive entitlement in Phase 1. In Phase 2 and 3, the wastewater treatment and municipal 
water permitting will begin. In Phase 4, completion of the wastewater treatment and 
municipal water permitting and start of construction would begin. In Phase 5, completion of 
the wastewater and municipal water systems and approval of a final plat may occur. 
Development of residential structures may begin in Phase 6 and continue through Phase 48.

The phasing plan for the Mayfield Townsite Planned Community was developed using 
various factors including current and projected market conditions, population projections, 
and proposed industrial and commercial activities in and around Elmore County, as 
mentioned earlier.

The average of the two growth factors mentioned above (1.74% and 1.3%), would be 1.52 
percent growth or an increase 22,290 persons per year in Idaho. This figure is a very 
conservative considering that Elmore County’s population has experienced some ups and 
downs but during the 10-year period of 1996 to 2006 Elmore County saw an increase of 9.6 
percent on average.

The assumptions that 1) half (0.50) percent of this growth or 11,145 persons will end up in 
the tri-county region (Ada, Canyon and Elmore) and that 2) one-fourth (0.25) of the growth 
(2,786 persons) would reside in Elmore County is very conservative. Based on the Elmore 
County average of 2.76 Persons per Household (PPH), a population growth of 2,786 persons 
would indicate the need for 1,009 dwelling units or housing starts yearly.

Group One, a local real-estate firm, compared active listings to transaction volume over the 
last 12 months (October 2006 to October 2007 for Ada and Canyon Counties. Their report 
suggested that inventory sits at a 7.7 and a 7.8 month supply in Ada and Canyon Counties, 
respectively. Looking more narrowly at new home inventory, Ada sits at an 8.9 month and 
Canyon at a 7.5 month supply. This trend suggests that the market has reached an important 
inflection point, as home supply appears to be shrinking rather than growing. If this trend 
continues through the winter of 2007, Ada and Canyon Counties can reach a balanced market 
(6-month supply) by spring 2008. This same trend is expected in Elmore County.
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Element F, Phasing Plan

Group One also suggested that there are 11,134 vacant developed lots for the greater 
Treasure Valley market, according to Metrostudy’s 3Q 2007 report. At the recent pace of 
4,451 annual starts, this inventory represents a 30-month supply. Annual starts of 4,451 in 
Ada and Canyon Counties equate to an annual population growth of 11,973 persons (2.69 
State average PPH). This annual trend and the nationally recognized Metrostudy validate the 
population estimates and housing starts mentioned above.

It has been demonstrated that Elmore County will need approximately 1,009 residential starts 
per year to meet demand. Therefore, why is The Residential Phasing Table (Phasing Plan) 
proposing 60 residential starts in the first year of residential development? There are many 
reasons. Being too aggressive with the starts and not performing could skew the economic 
analysis and any associated impacts with the proposed development. Accelerating residential 
starts would have no impact on the economic analysis except to accelerate the tax revenue 
and timing of services. In addition, acceleration of any type (housing or commercial) relieves 
potential impacts as the tax revenue stream accelerates faster than projected. For this reason, 
we will be encouraging those agencies that identify impacts to mitigate them via housing 
starts or collecting mitigation fees as part of the building permit fee process. Typically, 
mitigation fees will continue until the tax base is sufficient to cover costs or until the total 
number of dwelling units constructed generates a tax base sufficient to sustain services. 
Likewise, deceleration may create a need for additional mitigation, but no mitigation is 
created through approval, only upon development. The mitigation monitoring (periodic 
Director Review and Biennial Review) clocks will not commence until two (2) years after 
approval of the first final plat and construction of the first residential or commercial 
dwelling.

Lastly, other planned communities are proposed along the Elmore County/Ada County line. 
Therefore, it is very difficult to estimate the market saturation and competition since they 
have not submitted their applications and their housing projections are not known at this 
time. Again, we believe it is better to be more conservative than aggressive. The phasing plan 
can be accelerated as mentioned earlier to meet market demand with no impacts to the 
County or service providers as all impacts (mitigation fees) are collected upon the issuance of 
the building permit.

Open Space and Parks

Open Space and Park development will keep pace with residential development as shown in 
the Open Space and Developed Parks Plan. Open space and developed parks are important 
factors in Community development. The detailed Open Space and Parks Plan is located in 
Element F-6.
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Element F, Phasing Plan

Residential Phasing Sequence

In keeping with a logical sequence of residential development as shown in the Residential 
Phasing Table, development will commence in several phases in a logical and methodical 
manner. The anticipated commencement of the residential development would start in Phase 
6 after final permitting and construction of the wastewater treatment facility and municipal 
water systems. Based on estimated sales and the 14,966 proposed dwelling units, (build out 
of all residential development is estimated to take approximately 48 years. As mentioned 
earlier, the actual timing to complete all phases may be influenced by several factors such as 
market conditions, product mix, local housing competition, and other unknown factors. 
Therefore, actual start and completion of each phase may vary. It is the intention of the 
Phasing Plan to provide maximum flexibility in starting and completing phases. By allowing 
flexibility, the development of housing and related amenities can progress in an orderly 
manner based on market timing and housing demands. The Phasing Plan and estimated 
build schedule is an estimate based on current market conditions. This estimate was required 
to provide a base line and established number of dwelling starts to complete the required 
investigative economic and other technical studies required for the application submittal. The 
Phasing Plan is not intended to be used as an exact sequence of events, but as a guide. It is 
important to note that there is no correlation to PC entitlement and development noted in the 
Elmore County PC Ordinance. It should be expected that modifications to the proposed 
phasing plan would be required as market conditions change over time. The County must 
recognizes PC developments are large projects taking many years to mature with numerous 
and unexpected economic changes over time. Acceleration and deceleration should be 
expected by a prudent person knowing that housing sales are market driven. As noted earlier, 
deceleration may create a need for additional mitigation, but no mitigation is created through 
approval, only upon actual construction. The mitigation monitoring (periodic Director 
Reviews and Biennial Reviews) clock will not commence until two (2) years after approval 
of the first final plat and construction of the first residential or commercial dwelling. A final 
plat is needed in order to start construction.

The Residential Phasing Table shows housing starts increasing by phase number and over 
time. Generally, housing starts in Planned Communities as well as subdivision development 
start slow due to the lack of synergy and awareness. Once established, starts generally ramp- 
up with awareness and amenity development.
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Element F, Phasing Plan

Residential Phasing Table
Cumulative Population 

Estimates
Cumulative 

Total Residential Units
Residential Units 

Proposed By Phase
Phase

Number
Receive Final Entitlement for Mayfield Townsite Planned Community.
Start Permitting of Wastewater and Municipal Water Systems.
Complete Permitting of Wastewater and Municipal Water Systems.
Start Construction of Wastewater and Municipal Water Systems
Final Construction of Wastewater and Municipal Water Systems Receive Final Plat Approval

1
2

3

4
5

166606 60
3867 80 140

6621008 240
125 1,0079 365

1,42110 150 515
150 1,835

2,249
2,801
3,353
3,905

4,733
5,561
6,389
7,217
8,045

8,873
9,770

10,736

11.702 
12,806

13.703 
14,807 
15,911 
17,015 
18,119 
19,223 
20,327 
21,569 
22,811 
24,053 
25,295 
26,537 
27,779 
29,021 
30,263 
31,643 
33,277 
34,657 
36,037 
37,417 
38,797 
40,177 
41,389

11 665
15012 815
20013 1,015

1.215 
1,415

1.715 
2,015 
2,315
2.615 
2,915
3.215 
3,540 
3,890 
4,240 
4,640
4.965
5.365 
5,765
6.165 
6,565
6.965
7.365 
7,815 
8,265
8.715
9.165
9.615 
10,065 
10,515 
10,965 
11,465 
12,057
12.557 
13,057
13.557 
14,057
14.557 
14,996

20014
20015

16 300
30017

18 300

19 300
20 300
21 300

32522
23 350
24 350
25 325

26 400
27 400
28 400
29 400
30 400
31 400
32 400
33 450
34 450
35 450
36 450
37 450
38 450
39 450
40 450
41 500
42 592
43 500
44 500
45 500
46 500
47 500
48 409

Table F-8 T1
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