
The “Down Valley” Effect: Land Use and  
Economic Trends in Mountain Communities 

Sponsored by Village Homes of Colorado 
 

10:30—11:45 a.m. 
Friday, March 10, 2006 

Sturm College of Law/Frank J. Ricketson Law Building 
 

Panelists explore different community responses to growth including  
affordable housing programs, economic diversification strategies,  

and growth management controls. 

The Rocky Mountain Land Use Institute 

Friday Session: 10:30—11:45 am 

Moderator: Daniel Guimond 
  Principal 
  Economic & Planning Systems 
  Denver, Colorado 
 
Panelists: Bill Lamont 
  Former Planning Director and Consultant 
  Economic Roadmap Committee 
  Carbondale, Colorado 
 
  Roger Millar 
  Community Development Director 
  City of McCall, Idaho 
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Home prices on the rise
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What percent of our residents can afford a 
home in today’s market?

Financing a $300,000 home 
requires a household income of 
about $80,000/year
Approximately 13 percent of 
McCall’s households can afford a 
home in today’s market*
87 percent would require some 
form of assistance
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Community Housing and Growth

40 percent of McCall housing is 
year-round resident occupied
60 percent of McCall housing is 
second home
What is our goal for 20 years 
from now?

“For every complex and difficult problem 
there is a solution that is simple, easy, and 

wrong.”

- H.L. Mencken
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The market is not providing community 
housing

Hill expects the units to 
sell from $425,000 to 
$450,000. Units will be 
affordable for McCall 
because the site isn’t 
right on Payette Lake 
and “we bought it a 
number of years ago, 
when prices were still 
somewhat affordable,”
he said.

-Idaho Business Review
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Community Housing Policy
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Adopted Policy

To assure the existence of a 
supply of desirable and 
affordable housing for 
persons currently employed 
in the McCall area, persons 
who were employed in the 
McCall area prior to 
retirement, the disabled, 
and other qualified persons 
of the McCall area, the City 
of McCall adopted the 
following Community 
Housing Policy:
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Responsibility

The City of McCall is responsible for developing and implementing a 
community housing program to meet the needs of its citizens.
The City of McCall will develop and implement this program in partnership 
with other local, state, and federal agencies.
The City of McCall will regularly refine its community housing policy to reflect 
new information and changing market conditions. 
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Seasonal/Year Round Housing Mix

McCall is a beautiful mountain 
community whose economy is 
tied to tourism and second 
homes.
McCall’s Community Housing 
Program will be designed and 
implemented to maintain the 
ratio (60/40) of second homes 
to year round primary 
residences.
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Intended Beneficiaries

McCall’s Community Housing 
Program will be designed to 
benefit:

Low, moderate, and 
middle income families
Local workers
Senior citizens
Special needs populations
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Income Targets

The policy will develop
housing targeted to meet
the needs of the following
household types:

Low Income – 50% of 
median income ($25,000/yr)
Moderate Income 80% 
($40,000/yr)
“Middle” Income 160% 
($80,000/yr)
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Job/Housing Relationship

Community housing will be 
developed primarily for 
people with jobs in the 
community.
McCall will house at least 50 
percent of its workforce 
(approx. 1,100 workers in 
2000) within city limits.
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Production Goals

Low to Moderate Income 
Housing

43 units per year
Moderate to Middle 
Housing

22 units per year
Plus seniors and special 
needs housing

To be determined

To keep up with demand 
and eliminate our 
community housing backlog 
within ten years, McCall is 
committed to:
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Owner/Renter Mix

McCall will develop 
community housing to 
maintain at least 65 percent 
owner occupied housing. 
Current mix

65 percent owner 
occupied
35 percent renter 
occupied
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Location/Unit Type

Community housing requirements for new development will be met within the 
geographic boundaries of new development to the extent possible.
Mixed use projects will be encouraged to incorporate community housing into 
commercial and industrial areas.
Public community housing resources will focus on infill and redevelopment to:

Maintain and enhance existing neighborhoods;
Promote a jobs-housing balance;
Reduce reliance on the automobile; and
Promote smart growth principals and reduce sprawl.
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Design and Quality

Community housing is 
civic architecture and 
reflects the values of 
the community.
Community housing 
should be designed to 
fit its context.
Design within budget is 
a characteristic of 
good design.
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Process and Schedule

June 25, 2005 – Housing Market and Needs Assessment for Valley and 
Adams County presented to City Council
July 14, 2005 – City Council housing policy discussion
August 11, 2005 – City Council housing policy discussion
August 20, 2005 – Public workshop on housing policy
August 23, 2005 – Public workshop on housing policy 
September 7, 2005 – Public hearing on housing policy
September 22, 2005 – City Council adopted a Community Housing Policy
November 2, 2005 – Public workshop on ordinance policy options 
December 16, 2005 – Draft Inclusionary Housing and Community Housing 
Fee ordinances distributed and posted on the City web site
January 3, 2006 – Planning and Zoning Commission Public Hearing on 
Ordinances
February 23 – Ordinances adopted by City Council
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Community Housing Fee Ordinance

Requires that a Community Housing Fee be paid at the time 
of application for a building permit.
Provides for exemptions from this requirement under certain 
circumstances.
Provides a formula for calculating the fee based upon unit 
size. A spreadsheet with estimated fees is attached to this 
report.
Provides for the establishment of a Community Housing Trust 
Account.
Provides for the refund of fees under certain circumstances.
Provides for an appeal process. 
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Community Housing Fee Ordinance
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Inclusionary Zoning Ordinance

Requires that 20 percent of lots and houses in all new 
subdivisions, including condominium subdivisions, be 
permanently restricted as community housing.
Provides options for providing community housing, including 
housing on-site, housing off-site, land conveyance, and fee-in-
lieu.
Provides for deed restriction of community housing units.
Provides for timing of occupancy of community housing units 
in relation to other units in the subdivision.
Provides for the development of a Community Housing 
Agreement as a part of subdivision approval. 
Provides for an adjustment process.
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Link to Incentives
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Incentives Adopted in New Code

New R16 residential zone
5,000 SF lots in R8 zone
Added building height in 
CBD, CC and R16 zones by 
CUP
Added density in CBD and 
CC zone
Allows mixed use in industrial 
zones
Density bonuses for PUDs 
with over 50% community 
housing
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Other Possible Incentives

Further lot size reductions – could create an R24 zone
Set back waivers – snow storage issue
Parking reductions – snow and toy storage issue
Open space waivers – no open space required in commercial zones
Priority permitting – could set aside building permits for community 
housing
Fee waivers or deferrals – difficult given bond covenants, would 
require fee increase for others
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Relationship of Incentives and Regulations

* Proposed R8 Density would require a zone change
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Regional Partnership

Valley Adams Planning 
Partnership (VAPP)

Valley County
Adams County
McCall
Donnelly
Cascade
Council
New Meadows
Federal and State Agencies
NGOs
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VAPP accomplishments

Information sharing
Skill development
Regional housing
Regional transit
Infrastructure 
innovations
Regional Business 
Opportunity Grant 
(RBOG)
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There are alternatives…
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The best way to predict the future is to 
invent it.

- Immanuel Kant
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More Information

Roger Millar, PE, AICP
Community Development
Director
City of McCall
rmillar@mccall.id.us
www.mccall.id.us


