|. CALL TO ORDER/PLEDGE OF ALLEGIANCE/MOMENT OF SILENCE

2. ROLL CALL
3. SPECIAL BUSINESS LINK TO DOCUMENT =

a. AB 3334 Joint meeting with the Sedona Oak-Creek Unified School District fora ™
presentation/discussion/possible direction regarding the initial data results
for the Balanced Housing Strategy and the School District and Yavapai College
programs.

b. Discussion/possible action regarding ideas for future meetings/agenda items.

4. EXECUTIVE SESSION

Upon a public majority vote of the members constituting a quorum, the Council may hold an

Executive Session that is not open to the public for the following purposes:

a. To consult with legal counsel for advice regarding matters listed on this agenda per
AR.S. § 38-431.03(A)(3).

b. Return to open session. Discussion/possible action regarding executive session items.

5. ADJOURNMENT

Posted: 03/23/2026

By: MG JoAnne Cook, CMC, City Clerk

Note: Pursuant to A.R.S. § 38-431.02(B) notice is hereby given to the members of the City Council and to the general
public that the Council will hold the above open meeting. Members of the City Council will attend either in person or by
telephone, video, or internet communications. The Council may vote to go into executive session on any agenda item,
pursuant to A.R.S. § 38-431.03(A)(3) and (4) for discussion and consultation for legal advice with the City Attorney.
Because various other commissions, committees and/or boards may speak at Council meetings, notice is also given
that a quorum of members of these other City commissions, boards, or committees may be in attendance.

A copy of the packet with material relating to the agenda items is typically available for review by the public in the
Clerk's office after 1:00 p.m. the Thursday prior to the Council meeting and on the City's website at
www.SedonaAZ.gov. The Council Chambers is accessible to people with disabilities, in compliance with the Federal
504 and ADA laws. Those with needs for special typeface print, may request these at the Clerk’s Office. All requests
should be made forty-eight hours prior to the meeting.

NOTICE TO PARENTS AND LEGAL GUARDIANS: Parents and legal guardians have the right to consent before the
City of Sedona makes a video or voice recording of a minor child, pursuant to A.R.S. § 1-602(A)(9). The Sedona City
Council meetings are recorded and may be viewed on the City of Sedona website. If you permit your child to
attend/participate in a televised City Council meeting, a recording will be made. You may exercise your right not to
consent by not allowing your child to attend/participate in the meeting.
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S AB 3334
&5 CITY COUNCIL March 25, 2026
Ny AGENDA BILL Special Business

Agenda Item: 3a

Proposed Action & Subject: Joint meeting with the Sedona Oak-Creek Unified School
District for a presentation/discussion regarding the initial data results for the Balanced
Housing Strategy.

Department Community Development/Tony Allender, Director
Time to Present 1 hour (30 minutes city staff; 30 minutes school district staff)
Total Time for Item 3 hours

Other Council Meetings NA

Exhibits A. DRAFT Balanced Housing Strategy Data Analysis 03/05/26

Finance | Reviewed 3/17/26
Approval | BGW

City Attorney | Reviewed 3/16/26 ZJPEME G FOGUUE
Approval | KWC $ N/A
Amount Budgeted
City Manager's | o e \ved ABS 3/17/26 $ NA
Recommendation Account No

(Description)

SUMMARY STATEMENT

Background: The Balanced Housing Strategy was initiated in December 2025 to provide a
clear understanding of current conditions impacting housing and realistic and actionable
solutions for implementation.

The presentation provides results of the initial data analysis conducted as part of the Balanced
Housing Strategy including a summary of critical data derived from the analysis, initial findings,
a summary of recommended targets to pursue, and a recommended housing goal and mix of
units. The purpose of the presentation is to provide City Council with critical information related
to housing needs in advance of completion of the full report as well as recommended targets
for consideration and discussion.

The initial Understanding and Analysis phase of the Balanced Housing Strategy is currently
under development with an anticipated completion in April 2026. The Solution and Strategies
phase is proposed for completion in August/September 2026. The initial phase is being
completed internally by city staff with limited support from a consulting firm, Logan Simpson.
The second phase will be the reverse — with the consulting team taking the lead in development
of solutions with support from city staff.
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The Balanced Housing Strategy is a necessary complement to prior studies. The 2024
Community Plan recognized the need to address housing (in greater detail than the previous
version of the Community Plan) including a series of policies aimed at affordability and diversity
of the housing stock as well as a series of six actions that focused on amendments to codes,
incentives and programs. A 2020 Housing Needs Assessment and the follow-up 2025 Housing
Needs Assessment Update established the substantial need for affordable housing,
particularly for those individuals that are cost burdened.

Council requested that a joint meeting with the School District Board be scheduled as part of
the Council’s discussions regarding housing needs, and the needs of families, in Sedona. In
addition to the housing data that will be provided by city staff, the school district will present
information regarding enrollment, projections, staff demographics, how school funding works,
and the 15% levy override that occurs every 5 years, to help inform the discussion.

Climate Action Plan/Sustainability Consistent: [X]Yes - [ |No - Not Applicable

Employee commutes have been identified as a source of greenhouse gas emissions to be
addressed in the city’s Climate Action Plan. Understanding housing needs of employees in
Sedona is an important part of developing strategies to reduce GHG emissions.

Board/Commission Recommendation: [ |Applicable - XNot Applicable
Alternative(s): N/A

MOTION

I move to: For presentation and discussion only.

Page 2
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INTRODUCTION

1 /4

What is a “Balanced Housing
Strategy?

Balanced Housing, ironically, doesn’t begin
with housing - it begins with community.
What type of community does Sedona want
to be in 10 or 20 years? What mix of house-
holds needs to live here to foster that sense of
community? Who is missing or disappearing
that is critical to the long term sustainabili-
ty of Sedona as a community? What types of
housing are needed to have the holistic com-
munity that Sedona both remembers and ap-
preciates? How many new housing units can
be added while still retaining the community
character that residents both appreciate and
protect.

The Balanced Housing Strategy is intended
to:

Understand the composition of the com-
munity and changes that are happening
over time.

Discover the gaps that exist or are expect-
ed to emerge if the community continues
on its current course.

Recognize which gaps or changes impact
desired community character and can be
addressed.

Establish a set of achievable targets that
can reasonably address imbalances and
help to meet needs.

Design an implementation program to
meet those targets over a period of time.

DATA ANALYSIS 02.26.2026 DRAFT Introduction

The Two Sections of the Balanced Housing Strategy

Understanding and
Analysis

Provides the analy-
sis that establishes
the framework for
housing solutions.
Recognizes gaps and
issues/barriers and
results in realistic
targets to meet com-
munity needs and
measure success.

Analysis in Brief

Strategies &
Solutions

Establishes a seam-
less system of poli-
cies, programs, code
amendments, proj-
ects and more aimed
at addressing issues
and meeting targets
designated in Phase 1.
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DATA ANALYSIS 02.26.2026 DRAFT What the Data Says

WHAT THE DATA SAYS

KEY HIGHLIGHTS

Sedona’s population over the past 25 years
has seen marginal growth and decline.
However, while the population has not
changed dramatically the composition of
the community has seen a number of sig-
nificant changes.

Sedona is growing older at a rapid pace
that is a reflection of both the age it takes
to collect sufficient wealth to move to Se-
dona and the growing absence of children
and working age individuals. The median
age in Sedona today is 64.1 years, com-
pared to 50.5 in 2000.

Comparison with other Verde Valley
communities show that families and
households seeking affordability are being
pushed increasingly to the perimeter of
the Verde Valley.

While population has barely changed

the number of households has grown by
over 6% while the number of persons per
household has shrunk to 1.9.

The continued decline in children in Se-
dona is reflected in student enrollment.
Since 2001 the student population of Se-
dona-0ak Creek USD has decreased 49%.

The percentage of households that earn
more than $200,000 in Sedona is sub-
stantially higher than the state but it
comes at the cost of a gap in households
earning between $50,000 and $200,000.
Sedona enjoys a very high Wealth Index in
comparison to other area communities.

Many Sedona residents rely heavily on
revenue streams outside of wages or a
salary. In fact, only 50% of residents re-
ceive a salary as income.

Daytime population compared to tra-
ditional population show Sedona to be

a significant employment center with
roughly 80 percent of employees coming
from elsewhere.

Daytime population is substantially higher
in Sedona as workers commute in from
other areas.

Over three quarters of Sedona residents are
employed in either Retail Trade or Ser-
vices. More than half of employees in the
city are involved in Retail Trade, Accomo-
dation and Food Services.

Growth in housing has far outpaced both
population and households due in large
part to the rise of short term rentals and
construction of second homes as proven
by the 23.8% of homes in Sedona classi-
fied as “vacant”.

For the first time, the percentage of
homes used as short term rentals is great-
er than long term rentals.

Housing in Sedona is unaffordable to most
people, including a number of its resi-
dents. The median home value is substan-
tially higher than nearly all communities
in the Verde Valley and the city has a
Housing Affordability Index of 40.

Less than half of Sedona homeowners
have a mortgage. Of those that do, the
average household pays over 64% of their
income toward housing.

Sedona has particularly noticeable gaps
in families with children and working
age households with an income between
$50,000 and $200,000. It also faces gaps
in addressing the needs of hospitality and
services workers as well as seniors that
are considered “cost-burdened”.
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City of Sedona 2026 Balanced Housing Understanding and Analysis Report ~ DATA ANALYSIS 02.26.2026 DRAFT

GENERAL POPULATION

Page 12

After dipping slightly, the population
of Sedona appears to have rebounded
as a result of COVID market changes.

Sedona is expected to see marginal
population increases in the short term
before commencing a gradual decline.
The level of decrease could be impacted
by development of limited remaining
available space and as redevelopment
occurs.

Daytime population is substantially
higher in Sedona as workers commute
in from other areas.

The community has the highest re-
gional ratio of daytime population to
total population. Communities with
a ratio of 1.0 or higher are considered
employment generators.

Sedona is the only Verde Valley com-
munity where workers (10,131) exceed
total regular population (10,048).

Sedona is among the least dense com-
munities in the Verde Valley. Subtract-
ing recently annexed property includ-
ing The Dells would place Sedona in
the “middle of the pack”.

Sedona is not a highly diverse city, but
it does have a notable Hispanic popu-
lation.

Sedona Over Time

Population = Percent Change

Population by Hispanic Origin

Hispanic
1970 2,022 Origin
1980 5,368 165.5%
1990 7,645 42.4%
2000 10,192 33.3%
2010 10,036 -1.5%
2020 9,684 -3.5%
0,
2025 10,048 3.8% Not of
2030 (est) 10,210 1.6% Hispanic
Origin
2035 (est) 10,089 -1.2%
Sources: U.S. Bureau of the Census, ESRI Sources: U.S. Bureau of the Census, ESRI
12,000
10,000 ﬁ —_———————
8,000
COVID spurs growth
in Sedona
6,000
State eliminates ban
on STRs (2017)
4,000
Sedona incorporates
as acity (1988)
2,000
(0]
1970 1980 1990 2000 2010 2020 2025 2030 2035
(est) (est)

Sources: U.S. Bureau of the Census, ESRI
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Daytime Population to Total Population
|

Population Density (Persons per Square Mile)

DATA ANALYSIS 02.26.2026 DRAFT

What the Data Says

Sedona Verde Village
Cottonwood VOC
Jerome Cottonwood
VOC Jerome
Camp Verde Clarkdale
Clarkdale Lake Montezuma
Lake Montezuma Sedona
Cornville Camp Verde
Verde Village Cornville
000 020 040 060 080 100 120 140 160 180 2,000 1,500 1,000 500 0
Sources: U.S. Bureau of the Census, ESRI Sources: U.S. Bureau of the Census, ESRI
Population in Perspective
Camp . Lake Verde Village of Yavapai State of
Sedona Verde Clarkdale Cornville ~Cottonwood Jerome Montezuma  Village Oak Creek County Arizona

2025 Total
Population 10,048 12,491 4,990 3,811 12,861 528 5,199 12,124 6,213 252,178 7,598,046
Eggf;la'ﬁ‘;on 15,571 12,143 412 2,443 17,003 655 3,526 7,493 6,400 248314 7,510,266

Workers 10,131 4,462 1,192 714 9,588 449 484 1,019 2,565 96,888 3,505,369

Residents 5,440 7,681 2,920 1,729 7,415 206 3,042 6,474 3,835 151,426 4,004,897

Ratio to Total

Population 1.55 0.97 0.82 0.64 1.32 1.24 0.68 0.62 1.03 0.98 0.99
{..:(;1&%1‘& 24.3 43.1 10.3 13.2 16.7 0.9 12.0 6.9 5.3 8,122.9 113,655.4
gznlslig’ 413.50 280.81  484.47 288.71 77012 586.67 433.25  1,757.10  1,172.26 31.05 66.85

Sources: U.S. Bureau of the Census, ESRI

Packet Page 7 Page 13



City of Sedona 2026 Balanced Housing Understanding and Analysis Report ~ DATA ANALYSIS 02.26.2026 DRAFT

AGE AND AGING Sedona Age Over Time
2000: Median Age 50.5 Years 2010: Median Age 56 Years

Sedona is aging at a notable pace -
substantially exceeding the State of
Arizona and the other communities in
the Verde Valley.

With the exception of Camp Verde, all
communities in the Verde Valley are
aging at a rate that outpaces the state.

The median age in Sedona is among
the highest in the Verde Valley - sec-
ond to the Village of Oak Creek (VOC)
and followed closely by Jerome.

As Sedona ages both Youth and Work-
ing Age populations are shrinking.
In 2000, the Youth made up 13.7% of

Sedona residents. In 2025, that number . .
has fallen to 7.7%. 2020: Median Age 62.6 Years 2025: Median Age 64.1 Years

In comparison to the State of Arizona
and Yavapai County, Sedona has a visi-
ble deficit of younger residents, partic-
ularly younger working age residents.
On the other hand, Sedona enjoys a
notable surplus of population of early
retirement age residents.

Camp Verde, Cottonwood, Lake Mon-
tezuma, and Verde Village have the
lowest median age and the highest
percentages of Youth and Working Age
populations. They were also the com-
munities with the lowest change in
median age between 2010 and 2025.

B vouth: Below 18 BN Working Age: 18 to 64 B Retirement Age: 65 & Up
Sources: U.S. Bureau of the Census, ESRI
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What the Data Says

Age Gaps
30%
Surplus Gap A\
25% in Seniors \
20%
Deficit Gap in Youth //\\
I scdona 15% & Working Age
B vavapai County 10%
. 5%
B State of Arizona N
0%
0-4  5-9 10-14 15-24 25-34 35-44 45-54 55-64 65-74 75-84 85+
Sources: U.S. Bureau of the Census, ESRI
Age in Perspective
Camp . Lake Verde Village of Yavapai State of
Sedona Verde Clarkdale Cornville Cottonwood Jerome Montezuma  Village 0Oak Creek County Arizona
Median Age
2010 50.5 43.9 49.9 50.0 46.4 54.8 44,8 42.4 59.3 49.2 35.9
2020 62.6 47.5 55.5 56.3 52.3 58.6 49.2 45.8 65.7 55.5 38.9
2025 64.1 47.6 55.7 57.8 50.9 62.3 49.5 47.9 66.8 55.9 39.7
Change in Years 13.6 3.7 5.8 7.8 4.5 7.5 4.7 5.5 7.5 6.7 3.8
Age by Category
Youth
Below 18 Years 7.7% 19.2% 15.8% 13.4% 17.1% 11.2% 18.8% 19.2% 6.5% 14.9% 20.9%
}X°trok‘6‘2gYAe§§S Lh2%  52.2%  46.6%  49.6% 502%  43.9% 52.3% 51.7% 39.0% 48.3% 58.6%
Retirement Age 481%  28.6%  37.6%  37.0% 32.7%  44.9% 28.9% 29.1% 54.5% 36.8% 20.5%

65 Years & Up

Sources: U.S. Bureau of the Census, ESRI
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HOUSEHOLDS

Sedona Households (and Families) are
growing at a rate that is much faster
than overall population. As a result,
the average number of persons per Growth Rates, 2010 to 2025 Households with Own Children
household is falling. 7%

With Own
Sedona (1.9) is one of only three com- Children
munities in the Verde Valley with an
average household size below 2.0. In
perspective, the average household size 5%

is Arizona is 2.54.

6%

4%

Over one third of Sedona households

consist of 1 person households. An ad- 3%

ditional 48.6% are two person house-

holds. Nearly all other communities in 2%

the Verde Valley have a higher percent-

age of households with three persons 1%

or more, particularly Camp Verde, 0.1%

Verde Village and Clarkdale. 0% - - " Without

Only 8.1% of households in Sedona in- Population - Households  Families Own Children

clude a householder and their children.

While many other Verde Valley com-

munities were higher no community

met the state average.

Approximately 19.3% of Sedona house- Population Household Families

holds qonsmt of a Slng}e DETSon over 65 Number  Growth Rate = Number  Growth Rate = Number  Growth Rate

years living alone. While high, Cotton-

wood, Jerome and the Village of Oak 2010 10,036 4,976 2,727

Creek were higher. 2020 9.684 ~3.5% 4,997 0.4%
2025 10,048 3.8% 5,286 5.8% 2,894 6.1%
Overall Growth 0.1% 6.2% 6.1%
Rate

Sources: U.S. Bureau of the Census, ESRI

Page 16 Packet Page 10
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Household Size

Sedona Yavapai County Arizona
B 1 Person a
B > Persons
B 3 persons - »

Households in Perspective

Sedona Sg?ég Clarkdale Cornville Cottonwood Jerome Mor&?e l;elma \Xﬁrf;e g;lliagfeglf{ S({:a(‘)‘:lar{)t? f&?ﬁﬁg

Total Households 4,997 4,683 1,979 1,509 5,722 255 2,157 4,709 3,253 104,425 2,705,878

Average Size 1.90 2.45 2.22 2.27 2.10 1.85 2.33 2.49 1.80 2.19 2.54
Household Makeup

‘];Vilth Own Children 81% 20.0%  16.4%  12.9% 158%  9.0% 18.4%  21.6% 6.8%  15.4% 25.6%

elow 18

‘g’g{(‘)‘x“l%ow“ Children 91.9% 80.0%  83.6%  87.1% 84.2% 91.0% 81.6%  78.4% 93.2%  84.6% 7y 4%

Living Alone 34.1%  27.4% 28.7% 29.0% 40.5%  41.6% 30.8%  25.9% 35.6% 30.1% 26.6%

Living Alone, Over 65 19.3% 15.2% 16.3% 16.3% 24.8% 23.9% 10.4% 14.8% 22.5% 17.8% 11.4%
Household Size

1 Person 34.0%  27.4% 28.7% 29.0% 40.5%  41.6% 30.8%  25.9% 35.6% 30.1% 26.6%

2 Persons 48.6%  38.3% £41.9% 44p.1% 36.1% 36.5% 40.2%  40.6% 51.6% 44,.1% 35.0%

3+ Persons 17.4%  34.3% 29.3% 27.0% 23.3%  21.9% 29.0%  33.4% 12.9% 25.9% 38.4%

5+ Persons 3.8%  11.6% 8.5% 7.0% 7.1%  7.4% 9.0%  10.0% 2.1% 7.1% 12.1%

Sources: U.S. Bureau of the Census, ESRI
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EDUCATION & ENROLLMENT Rate of Loss of Sedona-Oak Creek USD Student Population

Population and household changes 2001 2017 2001
have had a substantial impact on local to 2017 to 2025 to 2025
school enrollment. Between 2001 and

2025 the Sedona-0ak Creek USD stu- o o o
dent population has declined by almost 26 /o 32 /o 49 /o

50%.
with limited numbers avatiable, it Sedona-Oak Creek USD Enrollment Based on Available Data Points
appears that enrollment decline accel-
erated before or as a result of changes 1,365 1,016 — 695 —
resulting from COVID. ( students students students
1,400 i
Almost 52% of Sedona residents aged
25 and older have a Bachelor’s degree 1,300
or higher followed closely by residents 1,200
of the Village of Oak Creek.
1,100

Educational attainment in Sedona has 1,000
historically been high but has in-
creased as the population ages and 900
becomes wealthier. 800

700

600

500

400

300

200

100

0 I I I I I I I I I I I I I I I I I I I I I I I I
3 2 g ] 2 ]

Sources: Sedona-0ak Creek USD, Arizona Auditor General
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Total K-12 School Enroliment in Sedona Residents with a Bachelor’s or Graduate Degree
Sedona
VOC
Cornville
B Secdona-0ak Creek USD
Jerome
I Sedona Charter School Clarkdale
Verde Village
B Running River School Cottonwood
Camp Verde
Total 2025 Enrollment: 917
Lake Montezuma

60% 50% 4,0% 30% 20% 10% 0%

Sources: U.S. Bureau of the Census, ESRI

Educational Attainment in Perspective

Camp . Lake Verde  Village of  Yavapai State of

Sedona Verde Clarkdale Cornville Cottonwood Jerome Montezuma Village Oak Creek  County Arizona
Total Persons Age 25+ 8,924 9,242 3,931 2,964 9,743 454 3,904 8,923 5,659 198,850 5,284,794
No Diploma 4.9% 13.5% 3.3% 5.9% 8.0% 0.7% 5.0% 6.9% 4.2% 6.7% 9.6%
Eéﬁ?vzfggfl Graduate or 15.3%  28.5% 19.0%  32.1% 30.6% 19.0% 34.0%  27.9% 10.8% 25.3% 24,.0%
222;212:5:%2;;;:1 28.1% 36.3% 49.5% 30.0% 35.3% 49.4% 39.8% 38.4% 34.0% 36.8% 32.0%
Bachelor’s Degree 26.1%  10.8% 16.9% 17.5% 19.2% 16.7% 11.6%  13.9% 29.8% 18.2% 21.1%
gzag(:g:te or Professional 25.7%  10.9% 11.2% 14.5% 6.9%  14.3% 9.6%  12.8% 21.2% 13.0% 13.3%

Sources: U.S. Bureau of the Census, ESRI
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INCOME & WEALTH Sources of Household Income in Sedona, 2023
Sedona and the Village of Oak Creek Wages or Self Interest, Dividends Social
stand apart as the communities with Salary Employment or Net Rental Security
the highest income and the greatest o o o o
amount of wealth in the Verde Valley. 50 /o 27 /o 40 /° 49 /o

Wealth in Sedona is particularly high.

(Arizona: 75%) (Arizona: 11%) (Arizona: 11%) (Arizona: 34%)
Both Average Household Income and

Median Household Income are im-
pacted by the low average household

size. Both are near (or below) the state Household Income by Category
average. However, Per Capita Income

is substantially higher than the state or 20%
most other Verde Valley communities. 18%
In comparison to the State, Sedona .
has a deficit of households earning 16%
between $75,000 and $199,999 (work- 14%
force to upper middle income house-
holds). Some of those households are 12% Surplus between $25K &
spread throughout the area. $49.9K Households
O,
Sedona has a surplus of households 0% / Deficit between $75K &
earning between $25,000 and $49,999 8% $199.9K Households
in comparison to the state but not Surplus of H hol d\
in comparison to other Verde Valley 6% STpus of Touseno s

communities. This can be attributed to earning $200K or More

retirees as well as service workers. The
city also has a surplus of households

4%

o)
earning greater than $200,000. 2%
Sedona residents rely on a variety of 0%
revenue streams for income. Only half Less $15K $25K  $35K $50K $75K $100K  $150K  $200K
of households receive wages or a sal- than to to to to to to to and
dividends, net rental, social security, or
retirement funds. Roughly one-quarter Bl Scdona B Yavapai County B state of Arizona

enjoy revenues from self-employment.
Sources: U.S. Bureau of the Census, ESRI
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Average vs Median Household Income About the Wealth Index
Retirement Public Assistance or ) . _ )
Income Food Stamps Average Household Income is the total The Esri Wealth Inde>)< is a composite mea-
income in an area divided by the number sure showing an area’s financial well-be-
°/ °/ of households. It can sometimes skew high ing by combining various indicators like
(o] (o] if a few households have extremely high household income, net worth, and material
. o : o incomes. possessions. A score of 100 is comparable
(Arizona: 27%) (Arizona: 13%) , , , to the national average. Scores above 100
Median Household Income is the middle mean above-average wealth and below 100
point where half of households earn more indicates lower-than-average wealth.

and half earn less. It best represents the
“typical” household.

Household Income in Perspective

Sedona S/'z]rrl(llle): Clarkdale Cornville Cottonwood Jerome Morllfel;ima \Xflgd;e g;lliagfeg}f{ Sé?)‘lflarﬁ?,i i;?;ir?i
Household Income Base 5,286 4,959 2,389 1,596 6,031 285 2,233 4,833 3,372 113,129 2,927,218
<$15,000 10.0% 9.7% 15.4% 11.2% 17.6%  15.8% 10.3%  10.8% 9.5% 9.5% 8.0%
$15,000 - $24,999 4.2% 6.0% 11.6% 0.3% 7.3% 6.7% 8.9% 4.5% 3.4% 5.8% 5.3%
$25,000 - $34,999 9.1% 8.5% 14.3% 7.6% 14.3% 8.1% 6.9%  10.4% 9.4% 9.1% 6.1%
$35,000 - $49,999 12.5% 11.8% 8.7% 6.8% 11.4%  15.4% 12.0%  10.0% 9.2% 11.2% 10.1%
$50,000 - $74,999 14..3% 13.6% 9.4% 20.2% 16.3%  11.6% 16.7%  14.9% 15.6% 16.1% 15.9%
$75,000 - $99,999 14.6% 13.6% 9.1% 20.8% 10.8%  25.6% 17.7% 15.2% 11.9% 14.7% 12.6%
$100,000 - $149,999 9.9% 14.6% 16.9% 10.7% 11.4% 9.5% 11.6%  17.9% 12.3% 13.9% 18.5%
$150,000 - $199,999 8.5% 7.4% 7.3% 12.4% 4. 7% 7.4% 3.2%  10.3% 11.4% 9.5% 10.4%
$200,000+ 16.9% 14.7% 7.3% 10.0% 6.3% 0.0% 12.8% 5.9% 17.3% 10.4% 13.2%
Average Household Income  $120,123 $109,136  $79,640 $100,190 $70,310 $70,129 $94,155 $89,136 $122,196  $100,146  $115,326
Median Household Income  $74,697 $62,994  $44,371  $78,383 $49,014 $58,702 $67,128 $73,905 $80,145 $72,052  $82,768
Per Capita Income $63,201  $37,589  $32,462  $44,153 $33,134 $37,854 $40,440  $35,557 $66,419  S44,982  $44,528
Wealth Index 155 102 70 120 63 47 103 88 176 105 115

Sources: U.S. Bureau of the Census, ESRI
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INDUSTRY & OCCUPATION

Over three quarters of all employed
residents of Sedona age 16 or older
work in either the Services Industry
or in the Retail Trade Industry. The
percentage of persons employed in
the Services Industry is substantially
higher than the state average. A more
limited percentage of people work in
the Finance, Insurance & Real Estate
(FIRE) and Construction Industries.

While the employed residents of Se-
dona may be deeply involved in the
Services and Retail Trade industries,
they are not necessarily performing
low skill, low wage jobs. Roughly 68%
are employed in White Collar jobs (only
Clarkdale and Jerome are comparable).
In fact, more than half of all employed
residents of Sedona involved in Pro-
fessional or Management, Business &
Financial occupations.

The percentage of employed residents
engaged in Service occupations is higher
in all of the Verde Valley communities
with the exception of Clarkdale and
Cornville.

The percentage of employed residents
of Sedona engaged in Blue Collar oc-
cupations is substantially lower than
both Yavapai County and the State of
Arizona.
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& Over by Industry
Sedona

Total Households 4,660
Agriculture & Mining 0.3%
Construction 5.5%
Manufacturing 1.9%
Wholesale Trade 1.7%
Retail Trade 12.2%
Transportation & Utilities 3.6%
Information 0.9%
Finance, Insurance & Real Estate 6.8%
Services 62.9%
Public Administration £4,.0%

Sources: U.S. Bureau of the Census, ESRI

Employed Population Age 16
& Over by Industry by Area

City of Sedona

12.2%
Retail
Trade

24.9%
Other
Industry

62.9%
Services

Arizona

11.2%

Retail

Trade
39.1%
Other
Industry

52.8%
Services
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About Industry & Occupation

The term “Industry” refers to the type of business or enterprise in
which a specific resident of Sedona works.

The term “Occupation” defines the type of job or work performed
by a resident of Sedona.

Both are measures of employed residents of Sedona 16 years or
older regardless of location of employment.

Employed Population Age 16 & Over
by Occupation in Perspective

Camp . Lake Verde  Village of Yavapai  State of

Sedona Verde Clarkdale Cornville Cottonwood Jerome Montezuma Village Oak Creek County Arizona
Total Households 4,660 4,680 2,006 1,029 5,543 319 2,180 5,766 2,403 101,916 3,571,954
White Collar 68.0% L. 7% 65.4% 62.9% 50.2%  71.8% 45.4%  57.4% 55.2% 57.7% 63.2%
Management, Business & 24.4%  13.0% 13.9%  25.4% 16.5%  22.9% 8.6%  15.5% 19.0% 15.0% 18.3%

Financial

Professional 27.4% 12.4% 28.9% 23.3% 15.0% 30.7% 23.5% 23.9% 18.4% 22.7% 24.6%
Sales 7.8% 9.1% 11.8% 3.6% 7.7% 16.9% 4.6% 9.4% 10.3% 9.5% 8.9%
Administrative Support 8.5% 10.3% 10.7% 10.7% 11.1% 1.3% 8.6% 8.6% 7.5% 10.5% 11.4%
Services 20.9% 33.8% 17.2% 16.1% 29.4%  23.8% 21.4% 21.9% 25.3% 20.5% 17.0%
Blue Collar 11.1% 21.5% 17.5% 20.9% 20.4% 4.4% 33.3%  20.6% 19.4% 21.8% 19.8%
iFI?émlng’ Forestry & Fish- 0.0% 0.0% 0.0% 0.6% 0.1% 0.0% 0.5% 0.2% 1.1% 0.3% 0.4%
Construction/Extraction 5.0% 10.2% 3.0% 9.4% 5.4% 2.2% 15.7% 8.5% 9.1% 7.2% 5.1%
g:as;aaillllatlon’ Maintenance & 0.6% 0.9% 0.0% 0.7% 5.9% 0.0% 9.0% 2.9% 1.2% 3.5% 3.2%
Production 2.6% 3.5% 5.8% 5.4% 1.4% 2.2% 1.2% 3.4% 1.2% 3.8% 3.8%
Transportation & Material ) 5/ 450,  86%  4.9% 7.6%  0.0% 6.8%  5.6% 6.9%  6.9% 7.3%

Moving

Sources: U.S. Bureau of the Census, ESRI
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WORKERS & COMMUTING

More than half of all Sedona employees
are involved in the Accommodation &
Food Services or Retail Trade industries
that are commonly associated with
tourism. Only slightly more than 20%
of employees are involved in industries
other than Services and Retail Trade.

Over one third of all employees in Se-
dona have only a high school diploma
or less.

Roughly 8 out of 10 employees in Se-
dona commute in from other commu-
nities and areas.

Nearly 40% of employees travel be-
tween 10 and 24 miles to reach their
place of employment in Sedona.

Nearly 20% of Sedona employees live
in the community. An additional 40%
lived in various other Verde Valley
communities (with the possibility of
others located outside of incorporated
and unincorporated communities in
the Verde Valley).

In 2022, a substantial number of
employees - perhaps as high as 24% -
commuted in from as far as 50 miles
away or greater.
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Employment in Sedona by Industry

Percent
Total Employees, 2022 4,660
Agriculture & Mining 0.0%
Construction 3.6%
Manufacturing 1.7%
Wholesale Trade 1.2%
Retail Trade 15.9%
Transportation & Utilities 3.6%
Information 1.5%
Finance, Insurance & Real Estate 4.6%
Services 63.6%
Professional, Scientific, and o
Technical Services 3.5%
Management of Companies 0.4%
and Enterprises
Administration & Support, Waste o
Management and Remediation 5.9%
Educational Services 3.0%
Health Care and Social Assistance 5.1%
Arts, Entertainment, and Recreation 2.2%
Accommodation and Food Services 39.1%
Other Services (excluding Public o
Administration) bt
Public Administration 4.3%

Sources: U.S. Bureau of the Census, On the Map

Employment by Largest Industries

15.9%
Retail
Trade

20.4%
Other
Occupations

39.1%
Accommodation
& Food Services

24.5%
Other
Services

Employees by Educational
Attainment

12.8%
No HS

22.7% Diploma

Education

not Reported

21.1%

HS Diploma
or Equivalent

18.3%
Bachelors or
Advanced
Degree

25.1%
Some College
or Associates
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Employees by Commute, 2022

19.8%
Live in
Sedona

80.2%
Commute
into Sedona

Employee Commute by Distance

23.6% 29.5%
Greater than | Less t_han 10
50 Miles Miles

7.0%
25 to 50
Miles

About Available Commute Data

Most data associated with this study is
based on estimates for 2025. Unfortunately,
the most recent available data on commut-
ing available through the US Bureau of the
Census was conducted in 2022. Commute
patterns during that time were disrupted
and altered by lingering impacts of COVID.

It is possible that data, such as the per-
centage of people traveling to Sedona from
extensive distances such as Phoenix and
beyond are somewhat different today as
living patterns have stabilized.

DATA ANALYSIS 02.26.2026 DRAFT What the Data Says
Commute by Location
Place of Residence Share
Sedona 19.8%
Cottonwood 11.6%
Verde Village 9.8%
Village of Oak Creek 6.2%
Phoenix 5.7%
Flagstaff 4.8%
Camp Verde 4.5%
Cornville 3.3%
Clarkdale 2.6%
Lake Montezuma 2.5%
Mesa 1.5%
Glendale 1.5%
Prescott Valley 1.4%
Prescott 1.1%
All Other Locations 23.6%
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GENERAL HOUSING SUPPLY Housing Growth Over Time in Sedona vs Population and Households

Housing, like population and house- Housing Units Population Households

holds, grew dramatically between 1970

and 2000 spurred by retirees and fami- Number  Growth Rate  Number  Growth Rate = Number  Growth Rate

lies moving into the area or construc- 1970 1,168 2,022 855

tion of a limited number of second

T——— 1980 2,706 131.7% 5,368 165.5% 1,864 118.0%
. 1990 ,351 60.8% ,6 2.4% 2,01 6.5%

Between 2000 and 2025, housing 99 35 ° 7,045 b2 4% o ek

growth substantially outpaced popula- 2000 5,677 30.5% 10,192 33.3% 4,928 68.9%

tion and household growth - the first 2010 6,371 12.2% 10,036 -1.5% 4,976 1.0%

indication of growth in second homes

and housing for short term rentals. 2020 6,671 4.7% 9,684 -3.5% 4,997 0.4%

2025 6,941 4.0% 10,048 3.8% 5,286 5.8%

While Sedona slid to fourth most pop-

ulous city in the Verde Valley it con- Growth Rate: 1970 to 2000 386.0% 404.1% 476.4%

tinues to rank first in the number of

housing units Growth Rate: 2000 to 2025 22.3% -1.4% 7.3%

Sedona ranks near the bottom among

Verde Valley communities in housing Growth Rates, 2000 to 2025 Residential Parcels by Ownership
growth rate. In most communities the

housing growth rate closely mirrors 25%

opulation growth.
bob & 20%
The gap between housing and popula- 38.3%
tion or household growth is most sig- 15% Residential
nificant in Sedona, followed by Village Parcels with
of Oak Creek, Clarkdale and Cornville. 10% mailing

DLl ?)c(qull'rglsSE f
Today, nearly four in ten residential 5% Residential Ee e
parcels in Sedona has a mailing ad- e
. . o a2 o mailing address

dress outside of the city - indicating a o IN Sedona

. . . 0%
high level of housing in Sedona used as
either a second home, an investment ey, -1.4%
property for short term rental - or 5% ) }
both. Housing  Population Households

Sources: U.S. Bureau of the Census, ESRI Sources: City of Sedona
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Ranking Sedona to Eight Other Verde Valley Communities by Housing and Housing Growth

2025
Households

2025

Housing Units

1ST

Housing Growth in Comparison by Area

Sedona

2025
Population

4TH

Camp
Verde

Clarkdale

2000 To 2025

Housing Growth

Rate

2ND 8TH

Cornville

Cottonwood

Lake
Montezuma

Jerome

Village

Largest Gap in
Housing &

Population Growth

1ST

Verde

Village of
Oak Creek

What the Data Says

Largest Gap in
Housing and
Household Growth

1ST

State of
Arizona

Yavapai
County

2000 Housing
Units

5,677

3,969

1,508

1,492

4,531

230

4,268

3,184

81,724 2,189,180

2025 Housing
Units

6,941

5,337

2,453

1,838

6,508

335

5,094

4,453

129,939 3,306,578

2000 to 2025
Growth Rate

22.3%

34.5%

62.7%

23.2%

43.6%

45.7%

48.5%

19.4%

39.9%

59.0% 51.0%

Gap in Housing
& Population
Growth

(by percentage
point)

23.7%

2.3%

16.8%

14..6%

3.5%

-14.8%

-7.0%

5.1%

21.4%

8.5% 3.0%

Gap in Housing
& Household
Growth

(by percentage
point)

15.0%

-0.3%

5.9%

1.5%

-7.8%

-10.9%

-3.3%

0.6%

8.1%

-2.2% -2.9%

Sources: U.S. Bureau of the Census, ESRI
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HOUSING TENURE

Between 2000 and 2025 the percent of
housing units classified as “Vacant”
in Sedona grew, largely at the cost of
Renter Occupied Units.

Today, almost 24% of the housing
units in Sedona are classified as “Va-
cant”. It is extremely likely that the
very large majority of those units are
comprised of second homes and short
term rentals (a minimum of 18% is
comprised of short term rentals).

Most Verde Valley communities have
a higher percentage of housing stock
dedicated to renters than Sedona. In
2000, Sedona ranked 4th. In 2025, the
community slid to 6th.

Only the Village of Oak Creek has a
greater percentage of housing units
classified as “Vacant” than Sedona.
Remaining Verde Valley communities
are substantially lower.

Sedona is not the only community
seeing a rise in the number of units
classifed as “Vacant”. The Village of
Oak Creek, Cornville and Clarkdale also
Saw increases.
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Housing Tenure in Sedona Over Time
2000

13.3%
“Vacant”

62.8%
Owner
Occupied

23.8%

Renter
Occupied

2025

23.8%
“Vacant”

58.6%

Owner
Occupied

Defining “Vacant” Anyone in Sedona can
agree that 23.8% of the total housing stock
is not actually vacant.

A home is defined by the Bureau of the
Census as vacant “if no one is living in it at
the time of the interview, unless its occu-
pants are temporarily absent. In addition,

a vacant unit may be one which is entirely
occupied by persons who have a usual resi-
dence elsewhere.”

In the American Community Survey, va-
cant units are subdivided into categories of
vacant units for rent; for sale only; rent-
ed or sold but not occupied; for seasonal,
recreational or occasional use; for migrant
workers, or other.

Most important to Sedona are vacant units
“for seasonal, recreational, or occasional
use”. Second homes and particularly short
term rentals fall into this category.

A breakdown of data beyond total vacant
units was not included due to very high
margins of error beyond the broader cate-
gories of Owner, Renter and Vacant.
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Percent of Housing Classified as Renter Occupied Percent of Housing Classified as “Vacant”
Cottonwood VOC
Lake Montezuma Sedona
Verde Village Jerome
Camp Verde Cornville
Jerome Lake Montezuma
Sedona Camp Verde
vVOC Clarkdale
Clarkdale Cottonwood
Cornville Verde Village
0% 5% 1% 15% 20% 25% 30% 35% 45%  50% 30% 25% 20% 15% 10% 5% 0%
Sources: U.S. Bureau of the Census, ESRI Sources: U.S. Bureau of the Census, ESRI
Housing Tenure in Perspective
Sedona 52?&2 Clarkdale Cornville Cottonwood Jerome Mor%’fel;ima \Xfl];d; g;lliagfeglf{ Sé?)\;arﬂa;i i;?;f)r?;
2000 Housing Units 5,677 3,969 1,508 1,492 4,531 230 1,667 4,268 3,184 81,724 2,189,180
Owner Occupied 62.8% 72.5% 74.9% 68.6% 49.0%  49.1% 66.3%  77.5% 57.1% 63.0% 59.1%
Renter Occupied 23.8% 18.5% 17.6% 22.1% 41.0%  33.5% 22.0% 17.3% 24..8% 22.8% 27.8%
“Vacant” 13.3% 9.0% 7.4% 9.2% 10.0%  17.4% 11.7% 5.2% 18.1% 14.1% 13.1%
2025 Housing Units 6,941 5,337 2,453 1,838 6,508 335 2,475 5,094 4453 129,939 3,306,578
Owner Occupied 58.6% 71.8% 74.8% 73.6% 53.7%  66.0% 69.7% 75.2% 58.8% 67.2% 60.7%
Renter Occupied 17.6% 19.4% 16.8% 13.3% 39.0% 19.1% 20.5% 19.7% 16.9% 19.8% 27.8%
“Vacant” 23.8% 8.8% 8.4% 13.2% 7.3%  14.9% 9.8% 5.1% 24.3% 12.9% 11.5%

Sources: U.S. Bureau of the Census, ESRI
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VALUE & AFFORDABILITY Average Sales Price for Certain Areas Over Time*

Sedona has historically been more ex- $IM

. * i i
pensive than other Verde Valley com- Sedona statistics only

munities and, over time, has become $900K — g%ctlﬁﬁ ecffylelé’f;ttéﬁrin NS
more so - particularly beginning with Yavapai County /

COVID. S800K /

By Housing Affordability Index, Sedona $700K

is very unaffordable, particularly for /

persons making the median household $600K

income. However, none of the Verde /

Valley communities or the state as a $500K e e

whole are considered affordable for

their population. $400K

The average Sedona household with

a home and a mortgage pay 64.5% of $300K
their monthly income to the mortgage

- more than double what is considered $200K
a reasonable amount.

$100K —
Over half of owners and 46% of renters

in Sedona dedicate more than 30% of $0

their income toward housing costs and o m ° 0 3 0
. ~—
are therefore considered “cost bur- § § 3 S ] Q

dened”. Nearly one of every four Sedo- ,
na homeowners pay more than 50% to I sedona* Camp Verde I Clarkdale B Cornville

housing costs.
= I Cottonwood State of Arizona

Less than half of Sedona owner house-
holds have a mortgage - a substan-
tially lower number than usual and a
reflection of local wealth and age.

Sources: Yavapai County Assessor’s Office

Housing Affordability Index (HAI). HAI measures the ability of a household earning the

Average Gross Rent in Sedona is actu- median income in an area to afford a median valued home. A score of 100 means the medi-
ally roughly on par with the State of an value home is exactly affordable for a household earning the median household income.
Arizona. A score lower than 100 means less affordability (defined as sufficient income for a 30 year

conventional mortgage with 20% down).
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Owned Housing Units with a Mortgage Average Gross Rent for a 2BR Home
Sedona Arizona $3,500
$3,000
Households $3,047
B vitha $2,500
Mortgage £46.6%
Households 52,000
e without a
Mortgage 31,500
$1,000
Sedona Yavapai Arizona
s Rentomet County
Housing Value and Affordability in Perspective ource: Rentometer
Camp . Lake Verde Village of  Yavapai  State of
Sedona Verde Clarkdale Cornville Cottonwood  Jerome Montezuma Village Oak Creek  County Arizona
Average Home Value $844,267 $399,075 $463,397 $599,170 $492,113  $551,414 $371,916 $420,737  $775,571 $551,883  $495,727
Median Home Value $769,824 $355,951 $429,394 $520,423 $395,671 $573,148  $356,226 $374,721  §707,195 S$477,949  $429,848
Housing Affordability
Index (HAI) 40 70 41 61 50 41 75 79 46 76 61
B‘;‘:ﬁi‘;‘:&f tI;“;ONn[lgrtgage 64.5%  35.4%  60.6%  41.6% 50.5%  61.1% 33.2%  31.7% 55.2%  32.5% 41.5%
Cost Burden
Owners with a Mortgage
Over 30% of Income 51% 30% 48% 26% 28% 75% 31% 35% 42% 34% 25%
Over 50% of Income 25% 5% 37% 11% 12% 4,7% 30% 15% 29% 17% 10%
Renters
Over 30% of Income 4,6% 40% 53% 33% 36% 57% 34% 33% 43% 39% 45%
Over 50% of Income 16% 22% 34% 23% 18% 33% 27% 19% 24% 20% 22%

Sources: U.S. Bureau of the Census, ESRI
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SHORT TERM RENTALS

The percentage of Sedona’s housing
stock consumed by short term rentals
(STRs) nearly doubled between 2020
and 2025.

The spike in STR growth during and
after COVID is in direct correlation to
the significant increase in home value
as homes came to be viewed as a tour-
ism investment opportunity.

Lack of options for housing growth
means that the increase in STRs comes
as the cost of available housing for
residents, particularly renters. In 2025
the percentage of housing devoted to
STRs is greater than the amount avail-
able to renters.

The STR market is evolving. The num-
ber of apartments, private units in
homes, condos, townhomes, and pri-
vate rooms used for short term rental
are declining. On the other hand, the
number of guest houses and single
family homes is increasing. The in-
crease in single family homes used as
STRs is increasing at a notable rate.
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STRs as Percent of Housing Stock
2020

90.2%
Available to
Own or Rent

2025

81.9%
Available to
Own or Rent

Sources: City of Sedona

Short Term vs Long Term Stock

2020
25%
20%
15%
10%
5%
0%
Long STRs
Term
2025
25%
20%
15%
10%
5%
0%
Long STRs
Term

Sources: U.S. Bureau of the Census, ESRI, City of Sedona
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Short Term Rental Units Over Time

1,400

1,200

1,000

800
600
Single Family Homes

400

200

Other than Single Family Homes

2020 2021 2022 2023 2024 2025

Changes in Short Term Rental Units in Sedona Over Time

Private Uit Condos& - Private RO, TR gy Growh
in Homes Casitas Homes
2020 86 58 72 57 454 727
2021 91 57 82 65 527 822 13.1%
2022 98 64 119 80 742 1,103 34.2%
2023 74 39 65 71 850 1,099 -0.4%
2024 95 42 16 55 993 1,201 9.3%
2025 67 51 25 86 1,041 1,270 5.7%
%ggge in -22.1% -12.1% -65.3% 50.9% 129.3% 74.7%

Sources: City of Sedona
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HOUSING TRAITS

Sedona is very prominently comprised
of single family homes (both attached
and detached) - a higher percentage
than any of the Verde Valley communi-
ties, Yavapai County, or the state.

The community has a limited number
of duplexes, triplexes and quadplex-
es, even in comparison to other Verde
Valley communities. The percentage
of multifamily units is third highest in
the Verde Valley, but lags significantly
behind the state as a whole.

More than 1 in 10 homes in Sedona is a
manufactured or mobile home (deter-
mined by the year built).

Sedona has one of the oldest housing
stocks in the Verde Valley - with the
exception of Jerome. In alignment with
the population boom, 2 of 3 homes

in Sedona were constructed between
1970 and 1999. In fact, the majority

of homes throughout the Verde Valley
were constructed in the same period of
time.

Only 21% of Sedona homes have been
constructed since 2000.
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Housing Units by Major Categories of Units in Structure

Arizona

&

Sedona

I single Family

B Duplex to Quadplex
I Multifamily (5+ units)
I Manufactured Home

69.2%
Other* (RV, Van, etc)

*less than 0.5%

Housing Units by Year Structure Built

25%
- /\/\
15%
10%
5% \
0%
1939 0r 1940to 1950to 1960to 1970to 1980to 1990 to 2000to 2010to 2020 Or
Before 1949 1959 1969 1979 1989 1999 2009 2019 Later
I Sedona Yavapai County State of Arizona

Sources: U.S. Bureau of the Census, ESRI
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Housing Units by Units in Structure in Perspective
Sedona \C,:;réz Clarkdale Cornville Cottonwood Jerome Mor%tz l;?nna \X(lelgdgee (\gﬂagfeglf{ %?)Ylarf)t? itr?;f)r?:f
Total Structures 6,822 5,018 2,591 1,612 6,964 340 2,742 5,209 4,537 124,032 3,142,443
Single Family 77.4% 59.2% 75.5% 73.2% 45.6% 76.5% 65.4% 70.3% 74.0% 70.5% 69.2%
Single Family Detached 71.3% 57.3% 73.3% 70.2% 41.2% 69.4% 65.4% 69.6% 67.4% 67.1% 64.1%
Single Family Attached 6.1% 1.9% 2.2% 3.0% 4.,% 7.1% 0.0% 0.7% 6.6% 3.4% 5.1%
Duplex to Quadplex 3.0% 3.0% 1.7% 0.0% 16.6% 20.3% 4.9% 5.9% 5.8% 5.3% 4.6%
Duplex 1.3% 0.4% 0.3% 0.0% 5.7% 14..7% 1.4% 3.2% 5.6% 2.4% 1.3%
Triplex/Quadplex 1.7% 2.6% 1.4% 0.0% 10.9% 5.6% 3.5% 2.7% 0.2% 2.9% 3.3%
Multifamily (5+ Units) 8.8% 6.1% 8.5% 3.5% 21.5% 1.5% 0.2% 0.5% 17.3% 6.7% 16.2%
5 to 9 units 5.1% 2.4% 5.6% 3.1% 10.4% 1.5% 0.0% 0.5% 7.5% 2.6% 3.6%
10 to 19 units 2.7% 0.0% 1.3% 0.4% 0.0% 0.0% 0.2% 0.0% 2.8% 0.8% 3.9%
20 to 49 units 0.3% 1.5% 0.0% 0.0% 7.1% 0.0% 0.0% 0.0% 2.7% 1.4% 2.5%
50 Or more units 0.7% 2.2% 1.6% 0.0% 4.0% 0.0% 0.0% 0.0% 4.3% 1.9% 6.2%
Manufactured Home 10.9% 31.1% 14.3% 19.1% 16.3% 1.8% 21.3% 22.6% 2.0% 16.5% 9.5%
Other (RV, Van, etc) 0.0% 0.5% 0.0% 4.3% 0.1% 0.0% 8.2% 0.7% 0.9% 1.0% 0.4%
Housing Units by Year Structure Built in Perspective
Sedona \C,:;réz Clarkdale Cornville Cottonwood Jerome Mor%tz l;?nna \X(lelgdgee (\gﬂagfeglf{ %?)Ylarf)t? itr?;f)r?:f

Built since 2010 5.4% 4..9% 8.3% 0.5% 11.1% 0.0% 3.7% 3.4% 5.8% 12.7% 12.5%
Built since 2000 20.9% 31.3% 21.5% 17.2% 29.7% 7.1% 26.3% 15.1% 26.7% 36.4% 35.2%
Built prior to 2000 78.8% 68.6% 78.5% 82.8% 70.4% 02.9% 73.7% 85.0% 73.3% 63.8% 64.9%
Built prior to 1980 34.1% 25.6% 22.4% 32.6% 31.0% 84.9% 32.5% 17.7% 17.1% 23.5% 30.0%
Median Year 1987 1991 1988 1989 1991 1938 1991 1988 1992 1994 1992

Structure Built

Sources: U.S. Bureau of the Census, ESRI
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City of Sedona 2026 Balanced Housing Understanding and Analysis Report

RECOGNIZING THE GAPS

Sedona has long been a tourist and re-
tirement destination; however, over time
the community has quietly transformed

to a place that is both unaffordable and
unavailable for specific groups that have
long played a role in building the character
of the community. The absence of those
groups plays a noticeable role in the social
and economic resilience of the community.
Without them, Sedona is increasingly and
very nearly exclusively becoming a com-
munity for retirees and tourists.

Targeting specific households would ad-
dress a number of gaps and restore a level
of balance and sustainability to the com-
munity. While presented separately to note
specific traits, some households could rep-
resent as many as three of the four target
groups.
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Working Age & Children

Working age families with children are the
backbone of long-term community stabil-
ity and statistics show that they have been
steadily and quietly leaving Sedona for oth-
er Verde Valley communities or leaving the
Verde Valley entirely. Statistically, the in-
creased loss of both working age adults and
children has contributed to the dramatic rise
in median age in the community as well as
the shrinking household size. The loss of
families with children has been a blow to
school enrollment as well as daily services
businesses. Economically, the result is the
leakage of lost revenue for the city to the
benefit of surrounding communities. Equal-
ly important, however is the risk created as
the community continues to age and “hollow
out” with very limited local, generation-

al growth. This is realized by institutional
changes that are already taking place in Se-
dona as the school district is forced to reduce
services and the hospital transfers services to
other communities with a more well balanced
demographic.
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Working Age Households
Earning $50,000 to $200,000

Sedona has an abundant number of stories

of people that could add value to the com-
munity and the labor pool but they simply
cannot afford to live in the community. In
many cases these are potentially critical
employees - teachers, nurses, even doctors.
More, employees considered “first respond-
ers” in emergency situations such as police
and firefighters live outside of Sedona. In fact
only three members of the Sedona Police De-
partment and the Sedona Fire District live in
Sedona. It is typical, particularly in a tourist
community, for a large part of the workforce
to live outside of the city; however, in Sedona
the figure is not only high, but it creates both
economic and physical risk.

Statistics show that Sedona’s “missing mid-
dle” is expansive - from households earning
$50,000 to those earning up to $200,000. A
modest effort to increase opportunities for
this group would allow for a return to oppor-
tunities for upward mobility within Sedona
rather than dependence exclusively on people
moving to Sedona after building wealth out-
side of the community.

Working Age Hospitality
& Service Workers

The tourism and hospitality industries repre-
sent the engine that drives the Sedona econ-
omy and allows residents of this community
to enjoy a life with very limited property tax.
The combination of services and retail sectors
include more than half of all Sedona em-
ployees and they are among the lowest wage
earners. They are also the working age group
most at risk of severe housing cost burden.
Equally important, due to rising costs across
the Verde Valley, they are also the most likely
sector to commute long distances or seek
alternative arrangements to affordably work
in Sedona.

Establishing housing for all tourism and hos-
pitality workers is a nearly impossible task
and is not recommended. By increasing the
availability of housing for a portion of em-
ployees the community reduces staff turn-
over, commuter traffic and economic leakage
into other areas while substantially increasing
quality of life, reliability and service improve-
ment.

DATA ANALYSIS 02.26.2026 DRAFT What the Data Says

Cost Burdened
Sedona Seniors

A number of seniors have enjoyed the oppor-
tunity to age in place in Sedona and would
like to remain in the community but are
either no longer able to maintain their home
or are faced with income restrictions that
make remaining in Sedona difficult. Today,
the US Bureau of the Census estimates that
565 senior households (age 65 and older) in
Sedona pay more than 35% of their income
toward housing costs. Many, even if offered
the opportunity, would not leave their home
(or enjoy sufficient remaining wealth outside
of income to be able to afford their home).
However, for some, an attainable housing al-
ternative would allow for residents to remain
in their community of choice either through
senior housing or assisted living. More, the
transition to senior housing would allow a
portion of the housing units that were occu-
pied by seniors to return to the marketplace
for circulation.
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WHAT DOES “ATTAINABLE"” 2025 AMI Income Ranges by County , ,
Area Median Income (AMI). Area Median

> : ; :
LOOK LIKE? Amount of Annual Household Income Income is Qeflned by HUD as the medlan
. household income for a specific area. It is
For both renters and owners, the Needed to Afford the Median Purchase adjusted to a specific area (in the case of
benchmark to attainability is to spend Price of a Sedona Home in 2025 Sedona it is provided for Yavapai County
no more than 30 percent of gross in- and Coconino County. It is also adjust-

come toward housing costs. $21 4 500 ed based on the number of persons in
A Yavapai County household of four y ii. hthlsfehold. AL 1118 used to set income
would have to earn 2.4 times the me- IMILS Tor various ousing programs.
dian income to afford the median pur-
chase price of a home in Sedona. The

same household in Coconino Count
y Percent 1 Person 2 Person 3 Person 4 Person 5 Person 6 Person

‘c/lviggll?rll'clg\r/r?eto earn 2.0 times the me- of AMI Household Household Household Household Household Household Category

The majority of people in critical occu- Yavapa’ County

pations ranging from those important 50 $31,700  $36,250  $40,750  $45,300  $48,950 $52,550  Low Income

to the tourism economy to educators, 80 $50,720 $58,000 $65,200 $72,480 $78,320  $84,080 Workforce

health care professionals, police and

firefighters cannot afford housing in 100 $63,400 $72,500 $81,500 $90,600 $97,900 $105,100 Workforce

Sedona. 120 $76,080 $87,000 $97,800  $108,720 $117,480 $126,120 Workforce
150 $95,100 $108,750 $122,250 $135,900 $146,850 $157,650 Workforce
200 $126,800  $145,000  $163,000 $181,200  $195,800  $210,200 Market Rate

Coconino County

50 $38,200 $43,650 $49,100 $54,550 $58,900 $63,250 Low Income
80 $61,120 $69,840 $78,560 $87,280 $94,240 $101,200 Workforce
100 $76,400 $87,300 $98,200 $109,100 $117,800 $126,500 Workforce
120 $91,680  $104,760 $117,840 $130,920 $141,360 $151,800 Workforce
150 $114,600 $130,950 $147,300 $163,650 $176,700 $189,750 Workforce

200 $152,800 $174,600  $196,400 $218,200  $235,600  $253,000 Market Rate

Sources: U.S. Bureau of the Census, ESRI
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Examples of Attainability by Occupation
Childcare Hotel Line SOCUSD Sedona PD Fisric}?gliltgr])& Registered Nurse Nf:éllléllg o
Worker Cook Teacher Officer Medic Nurse Practitioner Practitioner

Salary $34,000 $47,300 $53,000 $80,000 $85,000 $101,000 $126,000 $188,000
To Purchase

Gross Monthly Income $2,833 $3,942 S4,417 $6,667 $7,083 $8,417 $10,500 $15,667

Maximum Monthly

Housing Budget $850 $1,183 $1,325 $2,000 $2,125 $2,525 $3,150 $4,700

?IISAOLEE;tf)OI Insurance + $300 $400 $400 $500 $500 $550 $600 $650

Remainder available for

mortgage payment 5550 $783 $925 $1,500 $1,625 $1,975 $2,550 $4,050

Loan Size

30yr @ 7% interest $82,707 $117,669 $139,098 $225,564 $244,361 $296,992 $383,459 $609,023

Downpayment (20%) $20,677 $29,417 $34,774 $56,391 $61,090 $74,248 $95,865 $152,256

Total Home Price $103,383 $147,086 $173,872 $281,955 $305,451 $371,241 $479,323 $761,278
To Rent

Maximum Monthly

Housing Budget $850 $1,183 $1,325 $2,000 $2,125 $2,525 $3,150 $4,700

Utilities (est) $348 $348 $348 $348 $348 $348 $348 $348

Maximum Monthly

Base Rent 3502 $834 $975 $1,649 $1,773 $2,172 $2,796 $4,347

Sources: City of Sedona, Greater Sedona Chamber of Commerce, Sedona-0ak Creek USD, Sedona Fire District, State of Arizona
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INITIAL 10 YEAR TARGETS

To return Sedona to a healthier, more dy-
namic and sustainable balance as a com-
munity, this report proposes a series of
targets as well as alternative scenarios for
reaching those targets. Each is designed to
address the gaps identified by this report.

Stabilize and increase total student en-
rollment in Sedona schools by 50%

Increase the percentage of population
that is below age 65 to 60%

Increase the percentage of critical em-
ployees living in Sedona by 15%

Reduce the number of cost-burdened
seniors by 35%

Redeploy 85 units formerly occupied
by income restricted seniors back into
the marketplace

Reduce the percentage of cost-bur-
dened hospitality and service house-
holds by 25%

Reduce the number of employees that
commute into Sedona for work from
80% to 70%

Roughly half of units for working age
households to be ownership
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SCENARIO ONE: 60/40 SPLIT

600 175 Scenario Results
Units Units 470

Working Age Income Restricted Added Children
Households Sedona Senior
Households 756
Added Working
Focus of Working Age Households Age Adults
Working Age
B rouseholds with 88
Children
Units Formerly
Other Working Occuppied by
Age Households Seniors
Redeployed into
the Market

Units by Number of Bedrooms

300 221

250 Existing Units

200 Approved for

Construction,

150 Many of Which

100 May Count
50 as Working Age
Household Units
0
1 BR 2 BRs 3 BRs 4 BRs 1 BR 2 BRs
I Working Age Units I Senior Units
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SCENARIO TWO: 50/50 SPLIT
175

Units

Income Restricted
Sedona Senior
Households

600
Units

Working Age
Households

Focus of Working Age Households

Working Age
I ouscholds with
Children

Other Working
= Age Households

Units by Number of Bedrooms

300

250

200

150
100
50

0

1 BR 2 BRs
I Working Age Units

3 BRs 4 BRs 1 BR 2 BRs

I senior Units

DATA ANALYSIS 02.26.2026 DRAFT

Scenario Results

440

Added Children

744

Added Working
Age Adults

Units Formerly
Occuppied by
Seniors
Redeployed into
the Market

221

Existing Units
Approved for
Construction,
Many of Which
May Count
as Working Age
Household Units

What the Data Says
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