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our character
our economy
our connections

T

his segment presents a series of existing
conditions or “snapshots” that provide
an overview of baseline conditions and
define how these conditions influence
the policies, actions, and focus areas for the McCallArea Comprehensive Plan and Transportation
Master Plan Updates, know as McCall In Motion.
The snapshots are not an exhaustive inventory,
but focus on data to inform the overall McCall
Area Comprehensive Plan and Transportation
Master Plan. Each section tells the story of McCall
– where the community is and where it’s going.

Image Credit: Beltran, L, McCall Recreation
McCall
McCallArea
AreaComprehensive
ComprehensivePlan
Plan |5555

Existing
conditions

Volume Organization
Using the best available data from the City of
McCall, Valley County, the State of Idaho, the
U.S. Census Bureau, and other sources, data
and trends were researched and synthesized
into the three planning themes:

Our Character
centers on the patterns of present and future land
uses and community design.
Our Economy
covers primary assets of a livable community, housing,
and economic sustainability.
Our Connections
focuses on travel connections in and around McCall
through formal means, such as by vehicle and bicycle,
but also connections to nature and play through
McCall’s parks and recreation system.
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OUR CHARACTER

C

ommunity character is what draws people to McCall. The natural
and physical features and historical development patterns have
created a unique character that residents would like to preserve.
Land use, today and in the future, is at the heart of community
planning. Future land use decisions will affect all aspects of life in McCall,
including traffic, noise and air quality, opportunities for jobs, housing and
business development, community character and design, and the need for
public facilities and services. As the City continues to grow, the community
must decide how to capitalize on change while recognizing that its wellbeing is affected by the policies and decisions made today.
POPULATION GROWTH
According to the most recent census estimate available (2015), McCall’s
population is approximately 3,106. The population is projected to slowly
increase to 6,503 by 2040, as shown on Figure 4.1. These projections do
not show anticipated increases in the visitor and second-home populations,
which are growing at a much faster rate than the permanent residential
population. From 2000 to 2014, the number of second-home housing units
increased 128% while the number of permanent housing units decreased
6%.
Figure 4.1: Population Projections

Actual
Image Credit: Carr, McCall Recreation

Projected

Growth Rate: 3%

Source: American Community Survey
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By the Numbers

3,106

full time population
(2015 U.S. Census
Bureau)
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3,481

total housing units

10

square miles in
the City of McCall

35

square miles in
the City and Area of
Impact

Land Use and
Development Overview
McCall is a mountain town community, offering
primarily low-density residential development.
Today, half of the City’s developable land is occupied
by, or is zoned for, single-family residential uses.
The remaining land is divided among higher-density
residential uses, the Central Business District,
commercial and industrial uses, and public lands.
In recent years, more mixed-use and multifamily
residential projects have been built in the City,
Current Land Use
specifically downtown and along the Third Street

Current Land Use

Figure 4.2: Current
Land Use
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Corridor. Outside City limits, land uses in the Area
of Impact are primarily large-lot rural and estate
residences, master-planned communities, and
agriculture. Land in McCall’s planning area, the City
and surrounding Area of Impact, is broken down
into the categories shown in Figures 4.2 and 4.3..
Map 4.1 shows land uses for the downtown area
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DEVELOPMENT POTENTIAL
The McCall Area has substantial land available for
additional growth1. Developable lands are located
within the City limits and in the Area of Impact2,
and development is also possible on adjacent
Idaho state lands. These areas include vacant,
undeveloped, or redevelopable residential lands
within the City of McCall and the Area of Impact.
One measure used to understand the potential for
development in the future is a build-out analysis.
While it is unlikely that every parcel within the
planning area will be developed to its maximum
potential, analyzing and understanding the extent
of development potential is useful. Based on the
current undeveloped land within each zoning
district, the McCall Area (City limits and Impact Area)
has capacity for an estimated additional 13,400
residential dwelling units (Table 4.1) that, based on

the 2015 American Community Survey average
household size of 2.19, could accommodate
approximately 38,000 additional people.
This is a scenario for planning purposes and is not an
adopted policy. Even if these estimates are reduced,
the analysis points to an obvious conclusion—
there is available land for significant additional
residential development within the McCall Area.
This development potential affords the City an
opportunity to create and maintain efficient land
use patterns that reduce the need for inefficient
roads and utility infrastructure. Strategically
placed local services, retail, and recreation areas
could also reduce the lengths of trips for residents
and facilitate walking and bicycling as alternatives
to auto use.

Table 4.1: Residential Development Build-out Analysis based on Current Zoning

ZONING DISTRICT

Units per Acre

Acres of
Developable Land

Additional Units at
Maximum Build-out

R1 - Residential (1 Acre)

1 Units/Acre

1,277 Acres

1,277

R16 - High Density Residential

16 Units/Acre

0.75 Acres

12

R4 - Low Density Residential

4 Units/Acre

1,838 Acres

7,352

R8 - Medium Density Residential

8 Units/Acre

524 Acres

4,192

RE - Rural Residential Estates

.2 Units/Acre

1,509 Acres

301.8

RR - Rural Residential

.1 Units/Acre

2,656 Acres

265.6

TOTAL

13,400.4

Source: City of McCall
1
The vacant/developable land use designations discussed in this section are based on available information as of fall
2016 and were derived through an analysis of current parcel data (classified by Valley County property records) and zoning
data.
2
Idaho State Statute requires that cities and counties establish areas of city impact to provide a way for cities to
grow in a manner that is cost effective for its residence, to anticipate future infrastructure needs, and to encourage urban
development within cities. The McCall Impact Area extends around Payette Lake, west to Club Hill Boulevard, and south of Elo
Road. The City of McCall zoning requirements apply to properties within the McCall Impact Area and are subject to land use
and development approval by the McCall Area Planning and Zoning Commission.
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Approximately 80% of
Downtown Commercial Buildings
are 20 years old or older.

Downtown McCall
According to the Downtown Master Plan (2013),
there is currently 300,000 square feet of developed
floor area in downtown McCall. The downtown’s
rather low density is a result of the relatively
dispersed development pattern and large parking
lots and other undeveloped areas present on some
property. If all of the properties that are not built
out today were to be developed to the current
potential, this would provide an additional 384,000
square feet of developed floor area downtown,
for a total of 684,000 square feet. There are not
many vacant lots in the downtown. Only 127,000
square feet of the additional development possible
would occur on vacant lots; the remainder would
come from redevelopment of properties that have
buildings 20 or more years old (approximately 80%
of commercial buildings).
With mostly single-story buildings, McCall’s
existing downtown is less densely developed
than typical highway commercial corridors,
and much less densely developed than many
tourist, second-home, and recreation destination
downtowns such as Jackson, Wyoming; Bozeman,
Montana; or Durango, Colorado. According to the
2013 Downtown Master Plan, there is plenty of
opportunity for additional development downtown
to accommodate future economic growth,
providing great opportunities for placemaking
efforts that will ultimately contribute to the
success of McCall’s economy.
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Parcels along the shoreline of Payette Lake
may be good locations for the development of
recreation and lake-based businesses, and could
further link downtown with Payette Lake and the
area’s natural amenities. The original downtown
or “grid” area of downtown, 1st through 3rd
Streets and Lake through Park Streets, would
be the most ideal location for further retail and
restaurant development. The grid pattern lends
itself to a downtown feel, and denser development
could further define downtown as the social and
commerce center of McCall.
INCREASING OPPORTUNITIES FOR INFILL
DEVELOPMENT OR REDEVELOPMENT
As greenfield development slows, infill development
and redevelopment will likely increase especially as
buildings age and reach the end of their useful lifecycle. Typical timelines for redevelopment, renewal,
and enhancements of different types of real estate
are shown in Figure 4.4.
Today, McCall has approximately 1,111 (32%)
housing units that are more than 40 years old, which
may be candidates for reinvestment or renewal.
These trends indicate that the community’s
structures are aging and that reinvestment, as
well as historic preservation where necessary, will
become increasingly important to maintain the
structures’ quality.

Image Credit: http://www.gonorthwest.com/Idaho/southwest/McCall/visitorinformation.htm

Figure 4.4: Typical Timelines for Redevelopment

•

Retail Structures

Class A Offices

Class B or C Offices

Multifamily

Single Family

Rebuild, renwal. or
enhancement every
20-30 Years

Rebuild, renwal. or
enhancement every
20-40 Years

Rebuild, renwal. or
enhancement

Rebuild, renwal. or
enhancement every
20-40 Years

Rebuild, renwal. or
enhancement every
25-50 Years

Class A offices are high quality
attractive buildings with a
desirable location

•

Class B buildings are well
maintained buildings with
a slightly less attractive
location than class A with the
possibility of restoration back
to Class A quality

•

Class C buildings are the
lowest classification, with least
desirable locations and often
in need of extensive renovation
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WHERE WE DO CHOOSE TO GROW, A
NEW APPROACH IS NEEDED
Though McCall has adequate land to satisfy
the high demand for growth, the need
to protect neighborhoods, green space,
and natural assets constrains the City’s
growth potential and requires careful
thought about how the community wants
to take advantage of each opportunity for
change. Protecting McCall’s assets requires
using land more efficiently, considerately,
and strategically by emphasizing a more
compact form and a greater mix of land
uses. In addition, new housing options
must be offered to meet the needs of
growing demographic populations such
as millennials, empty-nesters, and seniors,
many of whom prefer to live in smaller,
lower-maintenance houses in more compact
and walkable environments. The needs of
McCall’s workforce and future residents
who may not currently be able to afford
housing in the City can also be met with
smaller-lot, single-family housing options
and townhouses. Furthermore, although
the City’s population surges during the
workday, the City lacks the mix of uses—
specifically housing and amenities—to
support a live-work environment that
provides employees with the opportunity
to live closer to where they work.
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A significant portion of the municipal
budget is affected by the pattern of
development. McCall has over 40 miles
of streets in the City and cannot support
this network on property taxes alone. A
large body of literature has examined the
difference in costs associated with compact
development versus dispersed development
(often referred to as sprawl). The literature
states that compact development is
associated with lower public costs to
provide public services. Table 4.2 shows
that a low residential density of one house
per one acre costs approximately 40% more
to provide services and infrastructure than
a higher residential density of 4.5 units per
acre. This is primarily due to higher costs of
building infrastructure when development
is spread out (e.g., more miles of roadway,
longer pipes for sewer and water service.)
Operations and maintenance costs are also
higher for dispersed development. In nearly
every case, the analysis suggests that more
compact development scenarios would
have a significant positive net fiscal impact.

Table 4.2: Annualized Municipal Cost per Household for Different Densities

Costs

Higher Density

Medium Density

Rural Cluster

Rural Sprawl

Units/Acre

4.5

2.67

1

0.2

Schools

$3,204

$3,252

$4,478

$4,526

Roads

$36

$53

$77

$154

Utilities

$336

$364

$497

$992

Totals

$3,576

$3,669

$5,052

$4,672

3%

41%

58%

% Cost
Baseline 0%
Increase As
Density is
Reduced

Source: Smythe, R. Density-related Public Costs, American Farmland Trust, 1986, Per-household annual municipal costs increase with
sprawl, based on a community of 1,000 housing units, 3,260 people, 1,200 students.
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OUR ECONOMY
Housing Overview

M

cCall is a major recreation hub,
drawing visitors from all over Idaho
and the world. As a recreation
destination, the City must consider
housing availability and economic development
trends. The public involvement process revealed
the top priorities are to provide more affordable
and diverse housing options and support job
growth for residents and workers.
Housing diversity and affordability help to build
stable and resilient communities. Providing
suitable housing options will require understanding
both of the varied needs of the City’s population
and the changing trends, including an aging
population, demographic shifts, and changing
housing preferences. The Comprehensive Plan can
encourage economic growth with land use policies
designed to retain and expand existing businesses
in locations that provide optimal benefits to the
community and also to those visiting the area.

HOUSING CHARACTERISTICS
The rate of homeownership is an important
characteristic of a community that can reveal
demographic and resident characteristics such as
life stage, income level, and duration of residence.
Mountain town communities such as McCall tend
to have relatively high vacancy rates due to a high
proportion of recreational housing units. The
vacancy rate is 73%, due to part-time occupancy
of seasonal or recreational units and second
homes (73%). Of the 978 housing units occupied
by permanent residents, 55% are owner occupied
while the other 45% are renter occupied.
Of McCall’s 3,619 housing units, 2,641 are
considered second homes. As shown in Figure
4.5, from 2000 to 2014, the number of secondhome housing units increased 128% while the
number of permanent housing units decreased
6%. The total number of housing units increased

By the Numbers

2.19

Average Household Size
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22%

Population over 55 years
of age

24.6%

Housing units that are
owner-occupied by a full
time resident.

$264K

Median Housing Value

Figure 4.5: Population and Housing Growth Trends
40%, which shows that
although many new
units were built, many
previously permanently
occupied
residential
units were converted to
second homes during
this period. The limited
amount of new housing
construction during this
period means that these
increasing “unoccupied”
housing units have been
drawn from housing
supply that is otherwise
available to McCall’s
working families.
HOUSING SUPPLY
McCall’s housing supply
consists
mostly
of
single-family residences,
as shown in Figure
4.6, though apartment
and
condominium
development
has
moderately increased in
recent years. McCall’s
mix of residential housing
types will continue to be
primarily single-family
residential,
though
the community clearly
desires an increase in
all available types of
housing.
The McCall area residents
and stakeholders have
reported a shortage
in housing. The lack
of available housing in
Source: American Community Survey, 2015
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1%
Mobile
Home

71%

9%

Single
Family

Townhome/
Duplex

Figure 4.6: Housing Type in McCall

13%

6%

3-9
Units

10-20
Units

Source: American Community Survey, 2015

McCall means that many who work here cannot
afford to live here. The split community profile of
permanent residents and second-home owners
is both a cause and effect of the current housing
supply, which tends toward either expensive
large-lot single-family homes or aging cabins.
Additionally, many of McCall’s housing units are
used as short-term rentals, contributing to the low
stock of housing available to permanent residents.
As a result, McCall’s current housing options are
characterized by a “missing middle” –that is, little
of the housing stock is affordable, desirable, or
available to middle-class earners who might wish
to live in McCall but currently find it unattainable
due to the high cost or low desirability of the very
limited available housing stock.

year 2030, an increase of 23% from 2012.1 This
trend will impact housing demand as baby boomers
look to downsize from their large homes and age
in place, and as millennials seek to live in walkable
environments. Particularly because of its status as
a recreation destination and lifestyle community,
McCall will need to expand its housing options to
accommodate the variation of housing preferences
of residents at all stages of life. These trends mean
a growing demand for smaller housing units in
more compact forms, such as small-lot rental and
homeownership of single-family and multifamily
units.
1
h t t p : // w w w. a o a . go v/A o A _ P r o g r a m s / H P W/
Behavioral/docs2/Idaho.pdf

AGE
In the future, the population of
McCall can expect an increase
in the 65 years and older
population as well as younger
residents seeking seasonal
employment. The proportion
of Idaho’s population that is
over 60 is growing more rapidly
than other age groups. The U.S.
Census Bureau estimates that
about 33% of Idaho’s population
will be over the age of 60 by the
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How are second homes calculated?

According to the Census, second residences are dwellings
in permanent buildings which were known to be
residences of people who had a more permanent address
elsewhere and which were unoccupied on Census night.

HOUSING AFFORDABILITY AND ATTAINABILITY
The “affordability” or “attainability” of housing is
based on the household income compared to the
Area Median Income (AMI) as determined by the US
Department of Housing and Urban Development
(HUD). A barrier to affordable housing is high
vacancy rates. The lack of housing availability puts
continued pressure on already-high prices to own or
rent in McCall.
While the perception is that McCall is a fairly affluent
community, only about 3% of McCall households
earn more than 100% of AMI.

Table 4.3 depicts the distribution of McCall
households by household income level. The ability
for low- and moderate-income households to find
affordable housing for sale is quite difficult. At
present, McCall is not adequately accommodating
opportunity for moderate- and low-income
households to live in the City. Independent reports
estimate that McCall needs 200 low-income units
today. With new developments, a proper balance of
housing affordability should be encouraged.

McCall Median Household Income
$49,141
Table 4.3: Percent of Homes Affordable by AMI

<30% AMI

30-50% AMI 50-80% AMI 80-100%
AMI

> 100% AMI

Annual Income

$16,988

$28,300

$45,300

$56,625

>$56,625

Max Home Price

$17,093

$72,205

$155,024

$210,197

>$210,197

Total No. McCall Homes

32

127

576

540

1,925

Percent of McCall Homes

1%

4%

18%

17%

60%

Percent of McCall
Households

12%

16%

18%

10%

44%

Difference

-11%

-12%

0%

7%

16%

Total No. Impact Area
Homes

2

40

222

206

1,315

Percent of Impact Area
Homes

0%

2%

12%

12%

74%

Total Homes

34

167

798

746

3,240

Percent of Total Homes

1%

3%

16%

15%

65%

Source: Zions Public Financing, Inc.
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WORKFORCE HOUSING CONCERNS

WHAT DO SECOND HOMES MEAN FOR MCCALL?

While the tourism sector has rebounded from
the Great Recession of 2008, overall economic
indicators in McCall, including increases in new
employment, have been less strong. While
employment increased by about 2% between
2011 and 20161, many new and existing jobs were
created in the lower wage categories of the service
sector in which average earnings per employee
in 2016 were less than $30,000. There was a
17% increase during that time in the education
sector employment, which is notable. Adding to
the existing housing supply challenges, the new
service-sector workers affiliated with expanding
visitor-related businesses (lodging, food service,
recreational services, etc.) will need housing.
These housing-demand trends, along with supply
constraints including development-cost-related
constraints, have resulted in a weak rebound of
the real estate sector in McCall. McCall needs more
rental and ownership housing units to keep up with
workforce needs. These housing-supply trends
highlight the need to preserve the existing housing
stock available to McCall’s working families.

Although there are many opinions about the
impacts of second homes on a community,
second-home owners are an integral part of the
community and socioeconomic fabric of McCall.
Seasonal, occasional, and recreational residents
have traditionally provided a strong customer
base for local businesses and organizations, and
these part-time residents may become increasingly
important to McCall as they retire or otherwise
transition to become permanent residents.2
Despite some challenges posed by large numbers of
second homes in a community, these homeowners
can support local communities through their
spending and increasing involvement in the life of
the community.

1
Idaho Department of Labor, Quarterly Report of
Employment & Wages, May 26, 2017

2
According to a University of Minnesota study
of second-home owners, nearly 60% plan to transition
permanently to their second home either in retirement or if
telecommunication infrastructure improves to allow them
to relocate their business (http://www.extension.umn.edu/
community/research/reports/docs/2014-2nd-Homeowners.
pdf). Additionally, according to Forbes Magazine, the trend
of buying a second home before you retire to eventually live
in when you retire is a certifiable trend (http://www.forbes.
com/sites/nextavenue/2014/08/04/buying-a-secondhomeyoull-live-in-at-retirement/#135cd25131c8).

Table 4.4: Percent of Homes Affordable by Primary Industries
Accommodation Arts,
and Food Service Entertainment,
and Rec

Education

All Industries

Annual Income

$22,139.15

$18,952.25

$37,904.78

$35,773.07

Max Home Price

$42,190.75

$26,664.99

$118,996.85

$108,611.73

Total McCall Homes

58

49

366

300

Percent of McCall Homes

2%

2%

11%

9%

Total Impact Area Homes

12

3

151

129

Percent of Impact Area Homes

1%

0%

8%

7%

Total Homes

70

52

517

429

Percent of Total Homes

1%

1%

10%

9%

Percent of Individuals in Category

23%

6%

6%

Source: Zions Public Financing, Inc.
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The social and economic impacts of secondhomes on the communities in which they are
located are significant. The most recognizable
effect of second-home development in resort
communities is associated with housing and costof-living issues. Second homes tend to drive up real
estate prices, which can lead to displacement of
permanent residents and affordability challenges
for resort workers.3 The replacement of permanent
homes with second homes can lead to “cold bed”
situations in which some houses in neighborhoods
are uninhabited for portions of the year, adversely
affecting local businesses and neighborhood
appeal.
SHORT-TERM RENTALS
While vacation rentals have historically been part
of the lodging supply in the McCall Area, their
numbers have increased rapidly in recent years,
mirroring national and international trends. With
the new web-based platforms, homeowners can
now make a spare room, an entire apartment,
or a house available to potential visitors through
websites such as Airbnb, Homeaway, Flipkey, and
other vacation rental sites. Unlike a hotel, bed-andbreakfast inn, or traditional vacation rental unit,
making residential space available for short-term
rentals is a low-cost and flexible undertaking for a
homeowner. As of February 2017, there were 328
short-term rentals within the City.
Numerous studies have been prepared in recent
years to analyze the benefits and costs of the
short-term rental market.4 As a benefit, the shortterm rental market can (1) increase tourism and its
3
Glorioso and Moss. 2007. Amenity Migration
to Mountain Regions: Current knowledge and strategic
construct for sustainable management. Social Change 37(1):
137-161.
4
Duffany, Brian, Economic & Planning Systems;
Jessica Garrow, AICP, City of Aspen; and Phillip Supino, City of
Durango, Housing, Lodging, and the Sharing Economy. April
2015

related economic and fiscal benefits; (2) provide
additional income for hosts, particularly those who
could not otherwise rent their home or rooms;
and (3) extend the economic benefits of tourism
(increased sales, etc.).
As a cost, the short-term rental market can (1) shift
existing scarce local resident housing to the lodging
sector; (2) encourage tenant evictions if a landlord
concludes that they can earn more money from
short-term rentals than from long-term tenants;
(3) violate local zoning and other ordinances; (4)
negatively affect the quality of life in residential
areas due to nuisances caused by visitors; and (5)
cause loss of household population. In McCall, the
first two of these cost impacts are exacerbating
the housing shortage because they are more
lucrative alternatives to offering units in the longterm rental market.
McCall currently requires short-term rentals to
pay a Local Option Tax (LOT), and to obtain a
Conditional Use Permit for large vacation rentals of
20 or more people. The shift of workforce housing
to vacation rentals that has already occurred, along
with the expectation for the continued growth of
the vacation rental industry in McCall, suggests
that additional mitigation measures are needed to
protect McCall’s housing supply for local working
families. McCall should consider establishing
mitigation efforts to offset the existing and future
impacts of vacation rentals on housing supply.
Providing City funding to programs that stimulate
the production of local housing can offset housing
losses that have occurred and that will occur in
the future. Dedicating a portion of existing (or an
additional increment of) transient occupancy taxes
levied on vacation rentals in the City could provide
such a funding source. For example, such a program
could be created to prepay certain development
costs (i.e., permit and development impact fees)
and invest in measures that increase development
readiness of designated housing sites.

Jackson Teton County Town & County Planning, Joint
Information Meeting Agenda Documentation, prepared July
30, 2014, presented August 4, 2014.
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Economy Overview
Economically, McCall is part of the larger West
Central Mountain region and has a strong economic
link to the Boise metro area market. The City is a
gateway to many year-round visitor activities and
attractions in the surrounding mountain region.
Although McCall’s visitor population peaks in the
summer, winter visitation has increased in recent
years. A 2012/2013 recreation survey completed by
Guest Research showed that people do not come
to McCall for a single activity but plan to take part
in many activities while they visit.
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The region’s natural and human-made assets are
attracting new businesses. Unemployment has
reached pre-recession numbers, while an educated
workforce provides the foundation for a sustainable
and growing economy. There is now an opportunity
to build on the region’s assets, increase economic
diversity, and sustain the historical industries and
character that helped the McCall Area become one
of the most desirable places to live, work, and play.

EDUCATION

JOBS-HOUSING BALANCE

McCall has a very educated population and thriving
education system. Of the population over the
age of 25, 41% have a bachelor’s degree and 10%
have received graduate or professional degrees.
This is compared to the state of Idaho with only
17% receiving a bachelor’s degree and 8% with a
graduate degree or higher. With a total of 44% of
McCall residents holding a bachelor’s degree or
higher, the McCall community has a more highly
educated population than Boise, Valley County, or
Idaho.

Generally, comparing employment numbers with
household data can be a good indicator of whether
a community is a net importer or exporter of
employment. A ratio of 1.0 suggests that there
is one job per every household; therefore, ratios
above 1.0 suggest that residents tend to work
within the community, while ratios below 1.0
suggest that residents tend to work outside the
community. According to 2014 U.S. census data
for employment and households, McCall’s jobsto-housing ratio was 2.4, making it a regional
employment center for Valley County, while also
highlighting the lack of available housing within
City limits to accommodate employment.

The McCall-Donnelly Joint School District serves
approximately 989 students in two elementary
schools, one middle school, one high school, and
an alternative high school. In 2014, the McCallDonnelly High School received a 5 star rating (the
highest possible) from the Idaho Department of
Education and was named as one of “Newsweek”
Magazine’s Best High Schools in America. McCall
also houses the McCall Outdoor Science School
of the University of Idaho’s College of Natural
Resources, as well as the McCall College, a two-year
community college. McCall’s educated population
and top rated education system is an asset to the
economy and should continue to be fostered and
enhanced.

According to 2014 city data from the U.S. Census
Bureau’s Center for Economic Studies, 1,924 people
commute into McCall for work and 562 people
leave McCall for work. Only a small remainder–367
people–both live and work in McCall, as shown in
Figure 4.7.
Figure 4.7: Workforce Trends, City of McCall, 2014

INCOME
The 2015 median household income in McCall
was $49,141, higher than both Boise ($44,238)
and Idaho as a whole ($47,583). However, 20% of
McCall families had incomes below the poverty
level in 2015, compared with 10.9% in Idaho and
10.6% in Boise. The most significant difference
between McCall and the State of Idaho is femalehead-of-households with no husband present. In
McCall, 48.4% of that demographic group lives
below the poverty line (compared with 33.5%
in Idaho and 39.3% in Boise), which emphasizes
the challenge of addressing diverse demographic
needs.

Source: OnTheMap.com
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Figure 4.8: Seasonality Reflected in the Local Option Tax Revenues

MCCALL’S SEASONAL WORKFORCE
Over time, the economy of the McCall Area has
transitioned from a resource base to a visitor base
economy. Business owners and residents of McCall
are increasingly aware that economic conditions
in the region are changing. Resource-based
manufacturing and goods-production industries
that historically supported the economy are giving
way to other industries. The recreation and tourism
sectors are flourishing and depend on a seasonal
workforce. The seasonal variation in visitors and
workforce creates a substantial “peak and valley”
pattern in economic activity. The seasonality of
demand for goods and services in McCall is an
important component of the economic context
and is the biggest challenge for many businesses.
Figure 4.8 shows annual visitor-generated tax
revenue for McCall. This revenue is a direct
indicator of overnight visitation and stays in
hotels, motels, and short-term rentals; therefore,
it is a good indicator of the seasonality associated
with tourism and visitation. Lodging tax revenues
show that the peak summer season is in July
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and, to a lesser extent, August and that the peak
winter climbing season consists of a smaller peak
through the holidays and a larger peak during the
best winter recreation times and Winter Carnival
in February. This indicator also shows that the
distinct shoulder seasons (seasons between travel
peaks) are in the spring and fall. On average, 57% of
LOT collections occur in June through September;
December through February accounts for 23%
of total collections; and the remaining 5 months
account for 21% of total collections.
TOURISM-BASED ECONOMY CONSIDERATIONS
McCall gradually lost the traditional economic base
(logging, milling, and crop-based agriculture) that
drove local wealth in the 20th century. The region
now imports most of its goods and services from
the Boise metro area. It is paying for these imports
with money brought in primarily by visitors,
retirees, and the Forest Service. The current strong
dependence on seasonal jobs translates into low
average wages (ranked 27 out of 44 counties in

Figure 4.9: Top 10 Jobs by Industry in the City of McCall and their Average Yearly Earnings in the State of Idaho

Idaho) and poverty rates for families with young
children that are among the highest in Idaho.
According to the State of Idaho Department of
Labor, in 2010, the average earnings for tourismrelated employment was $18,291.
Figure 4.9 shows average earnings per year
by industry. Entertainment, Retail Sales, and
Accommodation were the lowest three industries
for average earnings. This figure also shows
that 42% of McCall’s jobs are within these three
industries. As a result, 27% of McCall’s jobs offer
earnings less than $1,250 per month.
TRADED-SECTOR VS. LOCAL-SECTOR JOBS
Distinguishing between traded and local job sectors
is important because they have very different
needs in terms of workforce and business location.
They also require different types of City support
and investments. These sectors are distinguished
for clarification of future recommendations.
Traded-sector businesses include industries and
employers that produce goods and services which
are consumed outside the region where they are

made and therefore bring in new income to the
area (e.g., medical equipment, sporting goods,
food).
As the traded sector increases employment and
wages, it also enables entrepreneurs to develop
skills and resources to foster innovation and start
new businesses. Furthermore, certain tradedsector companies foster a supply-chain effect that
creates the need for additional companies to supply
components of a product that is manufactured.
Local-sector business are those that produce
goods and services which are consumed locally in
the region where they were made and, therefore,
circulate existing income in the area (e.g.,
professional services, health care, and retail.)
These businesses are important, because they
make a community distinct and provide amenities
to attract young professionals and families that
will drive the economy in the future.
Figure 4.10 highlights the U.S. average wage
difference between traded-sector jobs and localsector jobs. Local-sector jobs typically have
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lower wages, except for those in health care and
construction. These industries are beneficial to
the economic base by generating large numbers of
mid- to high-wage jobs that have lower education
requirements. However, these industries do not
generate a significant supply-chain effect or foster
an environment for innovative new companies to
emerge that grow the economic base.

account for nearly all net new job creation and
almost 20% of gross job creation. Furthermore,
companies less than 1 year old have created an
average of 1.5 million jobs per year nationally over
the past three decades. People generally start
businesses where they already live, and many of the
resources they access are at the local or regional
level.

OPPORTUNITIES

As McCall struggles with a limited labor pool and
retaining young talent, recruiting new companies
to the area or expanding companies already located
in McCall is a challenge. To offset this challenge,
fostering an environment that encourages
companies to grow from the ground up is a critical
strategy. Developing reliable broadband highspeed internet access is also critical to support
employment.

McCall would benefit from diversified employment
opportunities. Overall, McCall has a retail surplus
because it is a shopping destination for area
residents and tourists. McCall residents support job
growth and feel that supporting local businesses
and business owners, as well as providing adequate
housing, are the best ways to generate job growth.
This focus is on building the economy from the
inside and relying primarily on entrepreneurs, as
opposed to recruiting businesses from other places.
For McCall to foster a traded-sector economy, it will
need to support a start-up culture. New businesses

Figure 4.10: Traded-Sector and Local-Sector US Average Wages

Source: NAICS
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RETAIL DEVELOPMENT POTENTIAL
A vibrant downtown core is important to local
communities, especially as national trends show
that employees increasingly want to live and
work near good active transportation (including
pedestrian and bikeway systems), restaurants, and
leisure opportunities. At the same time, employees
with families who may not live downtown still
desire a unique environment for entertainment on
the weekends and a vibrant environment during
the week. This demand heavily influences the kinds
of investments cities make in their downtowns.
One important way to do this is through
“placemaking”—making places where people and
employers want to be. McCall has been forward
thinking in placemaking, such as developing the
waterfront parks and a public art program.

A buildout analysis shows that there is as much as
1 million square feet of additional floor area that
could be developed downtown, depending on
how intensely the community would like to see
downtown developed in the future. That is over
three times the amount of the downtown’s existing
development, which consists of about 300,000
square feet of floor area.
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OUR CONNECTIONS
Transportation Overview
An efficient, sustainable transportation network is essential to a successful
community. Mobility in a community plays a large role in the standard of living,
and a well-balanced, well-maintained transportation system is critical for sustaining
McCall’s quality of life. Transportation preferences are shifting. Car ownership rates
and vehicle miles traveled in the United States have decreased in recent years, while
interest in alternatives such as bicycle commuting, car sharing, and transit ridership
has experienced a significant increase. Investing in these alternatives gives McCall
an opportunity to make the kinds of transportation system improvements that will
appeal to residents and visitors as the community grows.
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By the Numbers

42

miles of paved roads
and nine miles of unpaved
roads within the City of
McCall

5.5

109

miles of sidewalks
miles of
in the City of McCall
pathways in the McCall Area
of Impact

TRAVEL TO AND FROM MCCALL

WITHIN MCCALL

McCall is located between several of the
region’s major employment and activity
centers. The majority of travelers to McCall
arrive by private vehicles on Highway 55,
but access via the municipal McCall airport
is also available through chartered and
private flights. Commercial bus service
to and from Treasure Valley and Lewiston
also delivers some travelers to the area.
The most popular element of the area
transportation system is the Payette River
National Scenic Byway (SH55), a north/
south highway running through the region
that connects the Boise area to the West
Central Mountains. SH55 and US Highway
95 in Meadows Valley are critical not only
to the regional transportation network,
but to the tourism industry as well.
These corridors offer motorists access
to popular recreation destinations, as
well as several pull-offs for scenic viewing
opportunities. At the community scale,
much of McCall’s workforce commute to
McCall from outside the City; 80% of the
jobs in McCall are held by commuters that
live outside the City limits.

McCall envisions a balanced transportation
system with multiple mode (vehicular,
transit, pedestrian, and bicycle travel)
and route choices available to serve its
citizens and visitors. The transportation
system should provide connectivity of
neighborhoods, employment centers, and
the commercial core through a system of
trails, bicycle paths, pedestrian facilities,
and transit corridors, as well as arterials,
collectors, and local streets. However,
improvements to existing streets should
not focus merely on accommodating
additional vehicular capacity, but instead
should improve linkages and available
facilities for alternate modes of travel.
The downtown core should be a vital,
pedestrian-friendly district with a strong
sidewalk network, safe crossings,
and strong connectivity to adjacent
neighborhoods, lakefront parks, and the
pathway system.
Maintaining the existing roadway
network is a challenge in McCall, as it is
in nearly every city. According to a 2015
analysis conducted for McCall, it will
cost approximately $1.6 million per year
to maintain the existing paved roads to
the baseline level that the City desires to
achieve (year 2011 pavement conditions).
Deferring maintenance could result in
additional expenditures as road conditions
worsen.
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Figure 4.11: 2015 Traffic Volumes on SH 55, Donnelly, ID

The City has made substantial transportation
investments in recent years, and continues to do
so. A major effort includes the Streets Local Option
Tax. McCall residents voted to increase sales tax on
purchases by 1% in an effort to generate revenue
for the repair and rebuilding of roads. Revenue
created from this local option tax is estimated at
more than $1.5 million dollars per year and is a
substantial increase to improving McCall roadways.
The Streets Local Option Tax will be collected for
the next ten years and put to use in the City beyond
the year 2022.
EXISTING TRAFFIC VOLUMES
Traffic volumes were collected on various segments
throughout McCall by the Idaho Transportation
Department (ITD), the City, and Valley County.
Counts were taken via roadway tube counters and
manual turning movement counts. Due to McCall’s
attractiveness as a summertime destination, traffic
volumes fluctuate widely from one time of the year
to another. For instance, Figure 4.11 illustrates the
monthly change in daily traffic volumes on SH 55,
as reported by the automatic traffic recorder (ATR)
located in Donnelly. In order to understand both

82| MCCALL IN MOTION

high demand and more typical demand conditions,
traffic counts were conducted during peak (i.e.,
from the 4th of July weekend to late August) and
off-peak (i.e., April, May, early June, September, and
October) times of the year.
DEALING WITH SEASONAL TRAFFIC
McCall’s position as a destination means that
problems with traffic and congestion are regional
in nature as well as local. Traffic data indicates
that congestion on the roadway system increases
significantly during peak summer and winter
seasons, and particularly during holiday weekends
and special events. Although the existing
transportation system adequately accommodates
off peak demand, the City must accommodate
large influxes of visitors and part-time residents,
including recreation vehicle navigation and parking,
which adds burden to local streets and worsens
congestion at peak times. Building infrastructure
based on peak demand is overly expensive,
making it important to find alternative ways to
accommodate seasonal demand through more
efficient transportation modes (walking, biking,
and transit).

MAP 4.4: CURRENT
ROAD CLASSIFICATIONS
Current
Road Classifications
Road Classifications
Highway
Principal Arterial
Major Collector
Minor Collector
Local

W
ar
re

n

W
ag

on

Rd

Service

Payette Lake

W

Lick Cr eek Rd

La
ke

Davis Ave

St
Rd

St

N

in

Sp

Lenora

1st St

the
r

E Park St

N 3rd St

t St

nt a
ou

l
Tr

Boydstun St

Ma

Wooley Ave

ms o n
Sa

WF
ores

E Lake St

t

ri n
gM

P ine S

Lakeside Av e

vd

St

Bl

Mill Rd

Hemlock

Colorado St

Stibnite St

Rio Vista Blv
d
Floyde St

Dr

St

Mo

D

Krahn Ln

State Hwy

Miles 0

0.25

0.5

1

McCall Area Comprehensive Plan |83

Base Layers
Municipal Boundary

Elo Rd

55

N Mission St

rg

an

S Samson Trl

d

E Deinhard Ln

a rd Ln

S Mission St

ha

r

C

S 3rd

West Mountain Rd

WD
einh

River

Lakes

Roads

Existing
conditions
Parking demand is also generally higher during the
summer peak period, filling up public on-street
parking, the parking structure, public surface
parking lots, and private surface parking lots.
There are currently two-hour time limits on all
street spaces to encourage turnover, but no fees
associated with parking. The difference in parking
use is particularly marked east of downtown, where
the majority of public parking for recreational uses
exists associated with Mile High Marina and Legacy
Park. Analysis shows a need for more parking spaces
to accommodate growth forecasts into 2040,
during the peak period, though current parking
levels will be sufficient for all non-peak periods.
COMPLETE STREETS
The increase of traffic congestion and the
maintenance of existing roads are big concerns in
McCall, especially as future development increases
traffic. The Third Street/Lake Street (Highway 55)
corridor serves as a vital link to the downtown
and for travel through McCall. The community
has expressed a desire to make this corridor a
“complete street” that is designed for use by
all modes of travel, including motorists, transit
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vehicles, bicyclists, and pedestrians. The Third
Street corridor is envisioned to have three traffic
lanes (including a center two-way-left-turn lane),
bicycle lanes, sidewalks, landscaping, and on-street
parallel parking as space within the right-of-way
permits.
PUBLIC TRANSIT
McCall Transit, operated by Treasure Valley
Transit (TVT) based in Nampa, ID, provides public
transportation for the City of McCall from 7:00 am
to 7:00 pm seven days a week. The service is open
to the public and free to anyone. The fixed line route
is a flag stop system, and anyone who needs to use
the service may flag the bus anywhere along the
route where it is safe to do so. Based on the most
recent data available, there are over 51,000 riders
annually. Several private-sector transit services also
operate in the region, including Tamarack Resort,
Brundage Mountain Resort, Harlow Bus Sales/
Charter Services, A+ Specialty Transportation, and
Northwest Stage Lines. On-demand transit service
is also provided by the senior centers in McCall,
New Meadows, Cascade, and Council.
Public and stakeholder comments have expressed
the need to expand transit service in McCall.
Although the desire is there, residents recognize
that expanding the system requires a strong growth
in ridership on the existing system, which will
likely come as the population increases. Potential
solutions mentioned by the public in the meantime
included a peak season City shuttle service.
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BICYCLE AND PEDESTRIAN CONNECTIVITY
There are a number of benefits to developing
a high quality pathway network. Pathways
stimulate economic development, enhance
quality of life, increase recreation opportunities,
provide flexible and affordable transportation,
improve public health, and reduce environmental
impacts. The creation of bikeable and walkable
communities stimulates economic benefits such
as higher property values and higher net incomes
for office, retail, and industrial businesses.
Several separated multiuse pathways exist in
the area along Spring Mountain Boulevard, from
Mission Street to downtown, along portions of 3rd
Street, and along East Deinhard Lane. Bike lanes
are present along West Deinhard Lane, Boydstun
Street, a portion of Warren Wagon Road, and a
portion of Roosevelt Avenue. Designated “share
the road” bike routes exist throughout town on
several low volume residential streets. There are
also several existing natural surface recreational
trail systems in the area in Bear Basin (northwest
of downtown) and Ponderosa State Park
(northeast of downtown). McCall has built a
number of pathways in the past decade that will
eventually link to a cohesive regional pathway
system with Cascade and Donnelly. The McCall
Area Pathways Master Plan recommends a full
bike network to cover much of the City, including
most major roadways, to fill in gaps and connect
residents to popular destinations.
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The “Main Street” of McCall, Third Street/
Lake Street (SH 55), is home to several popular
destinations and is heavily traveled by tourists on
foot, bike, and personal car. Although sidewalks
exist in the downtown core and throughout
several of the City parks, they are often in poor
condition and are not ADA accessible.
There are opportunities for improved connectivity
and non-motorized travel, especially outside of
downtown. The areas with some of the City’s
heaviest levels of traffic and congestion could use
improved vehicle and pedestrian connectivity.
These are places where continued enhancement
of the transportation network—whether full
streets or non-vehicular paths—can help to
reduce reliance on the automobile and allow for
future capacity as change and growth occurs.
McCall is well-positioned to adopt new
approaches to managing its travel corridors and
seasonal demand. Many of these approaches
involve promoting a mix of land uses in select
redevelopment areas to provide amenities for
the City’s single-family neighborhoods while still
preserving neighborhood character.
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Recreation Overview
The following inventory quantifies park space
available in the City of McCall, as well as level of
geographic access across the City as whole. These
analyses allow us to benchmark current park access
and identify potential service gaps or deficiencies.
McCall has ten parks covering approximately 63
acres. The largest, River Front Park, is primarily
undeveloped. Further development is desired
by the community to preserve public access to
the river. The City also operates and maintains a
municipal golf course.
In addition to the parks and facilities listed in Table
4.5, the following regional recreational resources
are available to McCall residents and visitors:

PARK NEED
Full development of existing park lands will be
a high priority for the next five to six years in
McCall to ensure that the level of facilities available
keeps pace with the community’s growing needs.
In addition to development of existing park
lands, ongoing acquisition and development
of neighborhood, pocket, and mini parks will
be important to serve new development areas.
Looking 20 years into the future, there will likely
be a need for at least two new community parks
in McCall. (Note: community parks typically range
between 15 and 50 acres in size depending on the
facilities offered.)
Table 4.5: City Parks and Recreation Facilities

•

Big Payette Lake

•

Little Payette Lake and Payette River

Name of Park/Facility

•

Payette National Forest (2.4 million-acre
national forest with extensive recreational
opportunities such as hiking, snowmobiling,
mountain biking, fishing, camping, rafting,
rock climbing, hunting, and others)

Riverfront Park

•

Ponderosa State Park (1,630-acre park with
campsites, cross-country ski trails, hiking,
mountain biking, water sports, and more)

•

Activity Barn (privately operated facility
two miles south of McCall with lift for snow
tubing, sleigh rides, and cross-country skiing)

•

Destination Resorts and Developments
(including Brundage Mountain, Tamarack Ski
Area, and Jug Mountain all privately operated
offering a variety of year-round activities
including skiing, golf, hiking, mountain biking,
tennis, and more)

•

Bear Basin (Nordic skiing, mountain biking,
snowshoeing)
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The City’s Area of Impact has only 14 acres of
parks to serve a population of approximately
3,500. Given the recommended standard of 14
acres per 1,000 people, approximately 49 acres of
developed park area should be available to serve
the permanent year-round resident population
in the Area of Impact. This places an immediate
priority on full development of park improvements
in the City, with the highest priority on completing
the improvements at River Front Park which is the
City’s only community park at present. It is also
important to consider the needs of second-home
residents and overnight visitors in McCall. Likely,
these visitors seek recreational opportunities at
the resorts where they are living or staying, ski
areas, and other private facilities. If an estimated
average annual growth rate of 3% is assumed for
McCall, by 2025 there will be a need for at least
100 acres of developed park land at the community
and neighborhood level to serve the year-round
permanent resident population.

surrounds McCall to the north and portions of it
lie in both the Area of Impact and study area. This
forest is composed of extremely diversified terrain
including rugged mountains, high meadows, lakes,
and rivers. The USFS manages the Frank Church
River of No Return Wilderness, a popular summer
location with hiking and fishing opportunities, hot
springs, historic homesteads, and Native American
cultural resources.

OPEN SPACE AND VALUED PLACES SURROUND
MCCALL

Vegetation within the City’s Area of Impact varies
from heavily forested areas to open grass lands,
pastures, shrub hollows, and wetlands. Existing
forested area include a mix of conifer forest species
such as Ponderosa Pine, Douglas fir, Grand Fir,
Engelmann Spruce, and Lodge pole Pine. Open
lands consist of cropland, pasture, grasses, herbs,

Payette Lake is referred to as the “crown jewel”
of McCall and is the major attractor of the area.
Important to residents from a recreational and
economical standpoint, it also supplies the area’s
potable water. It is vital to preserve the quality of
the lake’s water and shoreline. Other valued places
include the dual purpose Little Payette Lake, which
allows motorized boating from one boat ramp,
and Ponderosa State Park. There are no developed
campgrounds on the lake.

Open space areas within McCall are undeveloped
natural areas. The designated open space within
RECREATION PROGRAMS
and adjoining the City provides an opportunity
The City offers a wide variety of recreation for native plant and animal species to flourish in
programs and has been working to increase those their natural environment with limited resident
numbers in response to popularity and demand.
use. The mountain environment provides a home
to a variety of wildlife, birds, and
Table 4.6: City Parks and Recreation Programs
native plants. These spaces are a
2011 2012 2013 2014 2015 community asset that provide a
diverse array of benefits for residents
Properties Maintained 28
28
28
30
30
including the creation of community
Recreation Program
1428
1358
1457
1410
1445
buffers, the protection of scenic
Participants
views and archaeological resources,
Rec Programs Offered
24
25
29
35
and the enhancement of recreational
opportunities.

Public lands in the area are managed by state and
federal agencies including the Bureau of Land
Management (BLM) and United States Forest
Service (USFS). The Payette National Forest
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shrubs, and vines. Wetland vegetation is mostly
made up of sedges, rushes, red top, tufted hair
grass, and willows.
The vegetation around McCall provides habitat for a
variety of wildlife. Forested regions and grasslands
support wildlife species such as grouse, squirrel,
snowshoe hare, songbirds, hawk, fox, coyote,
skunk, weasel, bear, deer, and elk. The region’s
wetlands provides habitat for species including
snowshoe hare, squirrel, songbirds, fish, mink,
muskrat, beaver, hawk, fox, skunk, and weasel. The
area’s abundant wildlife resources attract nature
viewers and photographers throughout the year.
TREES
The City of McCall is committed to natural resource
stewardship and a healthy and sustainable tree
canopy. McCall’s significant trees provide habitat,
stormwater quality enhancement, oxygen, carbon
capture, and a buffer from noise and visual

pollution. Trees and vegetation provide a multitude
of benefits, which include clean water, clean air,
enhanced quality of life, and improved property
values.
The City of McCall maintains an inventory of
trees located in the City that tracks tree species,
location, and details such as trunk condition and
height. There are nearly 6,000 trees included in
the inventory. To maintain McCall’s heritage trees,
policies should reflect the community benefit
these trees play in establishing character, as well
as economic and environmental benefits.
TRAILS
The McCall Area has more than 500 miles of public
motorized and non-motorized trails for every
hiker, rider, or driver. Advanced and beginner trails,
lift-serviced trails, single track trails, and highly
technical trails accommodate a variety of users.
Although summertime is the most popular time
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In 2015, the McCall Area became a designated Silver Ride Center by the International Mountain Bicycling
Association (IMBA). This designation is based on the variety of mountain bike facilities offered that
provide options for every ability level and riding style. It places the region on the map as a mountain
biking destination, as bikers worldwide review IMBA designations to plan vacations.

for trail use, wintertime trails offer recreation
activities for snowmobilers, fat-bikes, and
ATV’s.
There are 46 miles of trails within the Area
of Impact, with 16.5 miles within the City
boundary. Ponderosa State Park includes 14.3
miles of groomed Nordic ski trails ranging in
difficulty from recreational to competitive and
3.4 miles of designated snowshoe trails. All
of these trails are open for hiking during the
rest of the year. Several regional trails exist to
connect McCall to the regional area. A favorite
includes the North Valley Rail Trail, which runs
for more than five miles through land once
used as summer pasture for livestock from
southwestern Idaho’s Treasure Valley. Closer
to McCall, the trail is paved (with a short onroad section near McCall Municipal Airport),
but the southern half of the trail features a
natural surface kinder to equestrian users.
A short disconnected segment heads north
from Lake Fork Road but dead ends at private
farmland. Restaurants, shops, and a historic
hotel can be found along East Lake Street in
McCall, just two blocks north of the North
Valley Rail Trail’s trailhead.

Image Credit: Top: McGree, McCall Recreation
Bottom: Carol Walker, 2014

92| MCCALL IN MOTION

