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The Balancing Act of Balanced Housing

Meeting Community  
Housing Needs & Pressures
•	 Cost Burdened  

Households

•	 Expanding &  
Existing  
Employment

•	 Critical 

•	 General Growth  
(limited)

•	 Commuters

•	 Replacement for Short 
Term Rentals & Other 
Affordable Housing

Preserving Character  
& Capacity

•	 Limited land

•	 Infrastructure

•	 Scale

•	 Scenic  
Preservation

•	 Environmental  
Constraints

Creating a“Complete  
Community”

•	 Age

•	 Household Type

•	 Income

•	 Occupation

•	 Economic  
Diversification

INTRODUCTION



2

Documented Housing Need
Housing is a long running issue for the City 
of Sedona. Understanding need is a critical 
step in understanding pressures facing many 
households that live in Sedona, employees 
that choose to commute into the communi-
ty, and others that would like to call Sedona 
“home.”

•	 The 1998 Community Plan noted that 
by 1990 figures “earnings of retail and 
service workers in Coconino and Yavapai 
Counties were much too low”...”to afford 
housing in Sedona.” The plan noted that 
housing prices were increasing faster than 
salaries and stated that “to offset these 
costs, and without additional subsidies, 
densities of 30 to 40 units per acre” may 
be needed.

•	 In 2020, the City of Sedona completed a 
Housing Needs Assessment that indicated 
a need for approximately 1,500 units to 
address cost-burdened households and 
incoming employees.

•	 By 2025, the substantial increase in home 
prices caused by COVID and the sharp 
increase in short term rentals, that num-
ber for the same populations increased to 
2,100 units.

•	 Both studies note the substantial com-
muter population but do not include com-
muters in their analysis of need.

•	 Neither study accounts for increased pres-
sure created by additional conversion to 
short term rentals.
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Housing Demand Estimates

2020 Housing 
Needs  

Assessment

220 - 255

220 - 255

1,260

1,871

2025 Housing 
Needs  

Assessment

Estimated Gap 
1,480 - 1,515

Estimated Gap 
2,091 - 2,126

Sources: 	City of Sedona, 2020 Housing Needs Assessment & Five Year Housing Action Plan and  
City of Sedona 2025 Housing Needs Assessment Update

Increase in  
Employment

Existing Sedona  
Households that 
are Cost  
Burdened

Recommended 
775 Units
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Recognizing Imbalance
The struggle to maintain balance is not 
unique to Sedona and many of the traits 
that the community faces are similar to 
those previously or currently faced by other 
small tourism driven communities. The City 
of Sedona has been moving toward imbal-
ance as an “Under Supplied Community” - 
enough so that in 2024 City Council declared 
a housing crisis.

On the other hand, the total estimated 
housing need for Sedona is roughly equal 
to 33% of the community’s total housing 
stock. In an area that appreciates small town 
character and seeks to preserve its natural 
surroundings there is very high risk that the 
addition of 2,100 housing units over a ten 
year period would result in an “Over Im-
pacted Community.”

A Balanced Housing approach recognizes 
that while need exists - and will likely con-
tinue to do so - it must be measured against 
the character, capacity and overall needs and 
functionality of the community.  

A Balanced 
Housing 

Community
Imbalance Imbalance

An Under 
Supplied 

Community

An Over 
Impacted 
Community

The Consequences of Inaction or Over-Action

•	 Workforce almost 
entirely commutes

•	 Remaining workforce is 
cost-burdened

•	 Families with children 
largely absent

•	 Schools, health care and 
daily services struggle

•	 Economy near tourism 
exclusive

•	 Rapid growth and  
market over-correction

•	 Strain on infrastructure 
and services

•	 Erosion of character and 
quality of life

•	 Retirement interest and 
investment wanes

•	 Incorporates Housing 
without negatively 
impacting character and 
capacity 

•	 Adjusts to create a more 
complete community

•	 Recognizes the need 
to plan for meeting 
additional need in 
additional areas

•	 Increases economic 
diversity and long term 
sustainability  

•	 Community and 
regional living options

•	 Economy tourism 
centric but more diverse
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Critical Assumptions of  
this Strategy

•	 Sedona is a small, tourism based community that has been highly desired 
as a retirement and seasonal-living destination for decades.

•	 Sedona does not have the space to house all of the people that would 
prefer to live here without degrading community character and exceeding 
capacity.

•	 Sedona is part of the larger Verde Valley area, including a variety of com-
munities that offer a unique character of their own and their own mix of 
housing options (and their own approach to housing).

•	 Not everyone wants to live in Sedona. Some may prefer the master 
planned history of Clarkdale, the space and (relative) affordability of 
Camp Verde or even the college community life of Flagstaff.

•	 As a major tourism destination Sedona relies on a substantial workforce 
in hospitality and services. Employment and business opportunities out-
side of hospitality and services are limited.

•	 Strategies aimed at assisting cost-burdened households to remain in 
place are as important as creating quality alternatives that require mov-
ing.
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Understanding and Analysis 
Report Methodology
The ultimate goal of the Understanding and 
Analysis phase of the Balanced Housing Strat-
egy is to understand the type of community 
Sedona wants to be in the future, identify the 
gaps that must be filled to achieve that com-
munity, and establish household and housing 
targets aimed at addressing those gaps.

Building that understanding requires a four-
fold analysis including:

•	 What the Data Says. A deep dive into 
the statistics of community and the local 
housing market from population and 
housing data to the cost of development 
in the area.

•	 Plans & Studies. An examination of var-
ious studies that impact both communi-
ty composition and various elements of 
housing.

•	 Codes, Incentives +. An analysis of the 
various codes (particularly the building 
code and land development code), incen-
tives and various programs in place to 
assist with housing affordability.

•	 What We Hear. Discussions with indi-
viduals and organizations that have an 
impact or stance on housing in Sedona, 
as well as efforts to engage the general 
public.

The Two Sections of the Balanced Housing Strategy

Understanding & 
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.   

PHASE

1 PHASE

2

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.  

Analysis in Brief

W
hat the Data S

ay

s Codes, Incentive
s +

Identified Gaps & F
ind

ing
s

Pla
ns & Studies What We Hear

Tar
gets 

for Housing
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THE COST OF COMMUTING
•	 When travel and opportunity costs are 

considered, commuting becomes much 
less “affordable” and in some cases 
can actually become more expensive.

•	 As earnings increase the value of com-
muting decreases.

•	 Addition of travel and opportunity 
cost is also important in understand-
ing critical decision making processes 
of commuters. Most particularly, this 
is helpful in understanding why and 
when a commuter decides it is more 
affordable to quit a job in Sedona and 
take a job (sometimes earning less 
money) closer to home.

•	 Village of Oak Creek is generally less 
affordable as a commute option - even 
without measuring at peak traffic 
times/season.

•	 Cottonwood becomes the most af-
fordable commuting option for most 
income levels once travel and opportu-
nity costs are considered.

Opportunity Cost. Opportunity cost - for 
purposes of this study - represents the 
missed opportunity to create added financial 
stability as a result of time spent commut-
ing. 

Typical costs considered include:

•	 Foregone earnings: money that could 
have been earned with a second job, 
overtime, extra shifts, or a less formal 
“side hustle”

•	 Income growth opportunities: ability to 
take on last minute work shifts, attend 
classes, or study/train for certifications, 
licenses or other avenues for career ad-
vancement

•	 Added life expenses: additional direct 
costs as a result of commuting that 
could include babysitting/child care, 
senior care, or lost wages by a second 
householder

•	 Other typical opportunity costs were ex-
cluded from this report, such as quality 
of life, health, and community engage-
ment

Opportunity cost is measured by a percent-
age of the hourly rate an individual would 
typically earn - traditionally between 75 
and 100 percent. Given that the opportunity 
cost is associated with shelter as a necessity  
and that quality of life costs are excluded 
opportunity cost is considered to be equal to 
100% of an individual’s hourly rate.
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Sedona Camp 
Verde Clarkdale Cornville Cottonwood Jerome Lake  

Montezuma
Verde  
Village

Village of 
Oak Creek

Monthly Housing Cost  $5,119  $2,367  $2,855  $3,461  $2,631  $3,811  $2,369  $2,492  $4,703 

Median Home Value  $769,824  $355,951  $429,394  $520,423  $395,671  $573,148  $356,226  $374,721  $707,195 

Travel Cost  $0    $1,305  $1,001  $870  $827  $1,175  $1,001  $914  $305 

Distance  0  30  23  20  19  27  23  21  7 

IRS Travel Rate  $0.725  $0.725  $0.725  $0.725  $0.725  $0.725  $0.725  $0.725  $0.725 

Opportunity Cost  $0    $1,623  $1,442  $1,262  $1,082  $1,659  $1,442  $1,298  $577 

Travel Time 0  45  40  35  30  46  40  36  16 

Hourly Rate  $36.06  $36.06  $36.06  $36.06  $36.06  $36.06  $36.06  $36.06  $36.06 

Total Added Cost (Monthly)  $0    $2,928  $2,443  $2,132  $1,908  $2,833  $2,443  $2,212  $881 

Total Monthly Cost  
(Housing + Commuting Cost)  $5,119  $5,295  $5,298  $5,593  $4,539  $6,645  $4,812  $4,703  $5,584 

Perceived Difference  
(Housing Cost Only)  $0  $2,752  $2,264  $1,659  $2,488  $1,308  $2,750  $2,627  $416 

Actual Difference  
(Housing + Commuting Cost)  $0    $(175)  $(179)  $(474)  $580  $(1,525)  $308  $416  $(465)

Actual Monthly Budget Gap  $3,057  $3,232  $3,236  $3,530  $2,477  $4,582  $2,749  $2,641  $3,522 

Example of Commuting Costs for a Household Earning $75,000 Per Year

Sources: ESRI, City of Sedona IMPORTANT NOTES:

•	 A Household earning $75,000 per year is expected to reasonably pay $2,063 per month toward hous-
ing expenses

•	 Median Home Value is used only as a constant for measurement. The analysis recognizes that more 
affordable housing of some degree is available in each community 

•	 “Actual Monthly Gap” is a reflection of the gap between Total Monthly Cost of housing (based on 
the median home value) in each community compared to the reasonable amount the household can 
afford to pay

•	 Distances are measured from centerpoint to centerpoint of communities

•	 Travel time can vary considerably based upon peak/non-peak and seasonal traffic patterns
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RECOGNIZING THE GAPS
Sedona has long been a tourist and retirement 
destination; however, over time the commu-
nity has quietly transformed to a place that is 
both unaffordable and unavailable for spe-
cific 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 in-
creasingly and very nearly exclusively becom-
ing a community for retirees and tourists.

Targeting specific households would address 
a number of gaps and restore a level of bal-
ance and sustainability to the community. 
While presented separately to note specific 
traits, some households could represent as 
many as three of the four target groups. 

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.

FINDINGS & TARGETS
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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.

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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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%

•	 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

PROPOSED UNITS & YIELD

600 
Units

Working Age  
Households

175 
Units

Income Restricted 
Sedona Senior  

Households

50%

50%

Working Age 
Households with 
Children

Other Working 
Age Households

300

250

200

150

100

50

0
1 BR 2 BRs 3 BRs 4 BRs 1 BR 2 BRs

Focus of Working Age Households

Units by Number of Bedrooms

Working Age Units Senior Units

60

165

270

105
123

53

440
Added Children

744
Added Working  

Age Adults

175+
Cost Burdened  
Sedona Senior 

Households that  
can “Age in Place” 

in Sedona

221
Existing Units  
Approved for  
Construction,  

Many of Which  
May Count 

as Working Age 
Household Units

Scenario Results775 
Units

Total Number of 
Proposed Units

+ =
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CURRENT PROJECTS
A series of six projects are currently in 
various stages of development that will 
positively impact housing efforts. “Mar-
ket Rate” in these instances would not 
meet the current definition of workforce 
housing - even with the increase to 150% 
of the average median household income; 
however, they would be available to those 
households earning up to $200,000. 

•	 The focus of development in design or 
under construction has largely been a 
rental product largely consisting of 1 to 
2 bedroom units

•	 More than half of units in design or 
under construction provide a market 
rate product

•	 Government has played some role in 
all of the projects focused on house-
holds earning 150% of average median 
household income ranging from sup-
port for use of low income house tax 
credits to changes in zoning or height

•	 The majority of units under develop-
ment are located in West Sedona

Adress No. of 
Units

Lot Size 
(Acres) Density Status  

(Q1 2026)

Alkemista 2144 W State Route 89A 15 0.87 17.2 Construction

Navajo Lofts 10 Navajo Drive 60 4.49 13.4 Construction

Village at Saddlerock Crossing 82 Saddlerock Circle 46 1.2* 38.3 In Design

Villas on Shelby 2250 Shelby Drive 30 1.03 29.1 Complete

Goodrow Housing 60 Goodrow Lane 51 2.88 17.7 In Design

Jordan Townhomes Jordan Rd 19 2.06 9.2 Construction

Total 221 12.53 17.6

Housing Projects in Sedona Currently In Design or Construction

Source: City of Sedona

* NOTE: Village of Saddlerock Crossing includes a total of 6.3 acres but only 1.2 acres is estimated necessary for housing.

73%

27%

13%

31%
38%

16%

2% 14%

21%

12%

54%

To Rent

To Own

Studio

1 BR

2 BR

3 BR

4 BR

60% AMI or less

120% AMI or less

150% AMI or less

“Market Rate”

Units to Rent/Own Units by Bedrooms Units by Income Limit
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Navajo Lofts

Goodrow Housing

Alkemista

Villas on Shelby

Village at Saddlerock Crossing

Jordan Townhomes
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REACHING THE GOAL
The study recognizes that a variety of 
methods are available to add units to the 
current housing stock (or recover some 
that already exist) and to do so in a way 
that is appropriate to maintaining com-
munity character. Each of these methods 
will be discussed in greater detail as part 
of strategies and solutions. Options in-
clude:

•	 New Accessory Dwelling Units (ADUs) 
that can be constructed alongside ex-
isting residences

•	 Infill development of some of the 
existing vacant residential properties 
throughout Sedona

•	 Redevelopment of select commercial 
properties to include the addition of 
second-story residential units

•	 Recovery of previously unavailable ex-
isting residential units, such as a lim-
ited number previously used as Short 
Term Rentals

•	 Retention of existing residential units 
that are within a range of affordability

•	 New construction on city owned prop-
erty as well as parcels owned by others

Residential Infill
•	 Consists of Accessory Dwelling Units 

(ADUs) and development of vacant resi-
dential properties throughout Sedona and 
viable for attainable housing

•	 Expectation is that 14 or more ADUs will 
be constructed annually and that half will 
be used for STRs

•	 Anticipate that roughly 75 parcels are 
available and that approximately 40% 
would be developed to meet housing tar-
gets

Commercial Redevelopment
•	 A number of older, single-story com-

mercial sites are nearing (or at) the stage 
where redevelopment is warranted. The 
concept is that redevelopment could in-
clude a residential second story.

•	 Anticipates that a minimum of 4.5 acres 
of commercial retail will redevelop over 
the course of 10 years and include second 
story residential - almost exclusively as 
long term rental space.

Recovery & Retention
•	 Recovery represents units recaptured for 

purposes of providing attainable housing 
such as the current Rent Local program 
aimed at moving STRs back to long term 
rental units

•	 Retention includes opportunities to pro-
vide attainable housing through programs 
like the existing Homebuyer Down Pay-
ment Assistance Programs. Retention 
is critical to keep existing homes in the 
system but does not add units

•	 Currently 3-4 new homes per year take 
advantage of the Rent Local program with 
the potential for more with a modified 
program

New Construction
•	 Includes development of city-owned 

properties where possible and practical as 
well as other potential vacant or otherwise 
available private or institutional proper-
ties

•	 Densities are determined by the amount 
of property available with the intent of re-
maining at/below two stories to the extent 
possible (generally 8 to 18 units per acre)

•	 Focus on a range of rental and ownership 
opportunities with emphasis on missing 
middle (townhomes, duplexes, triplexes, 
cottage homes, etc.)

•	 All housing dedicated to Sedona Seniors is 
expected to be new construction 
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Neighborhood  
Infill

55-75 
Units

Working Age Households
No Senior-Specific Units

TARGET ESTIMATES BY CATEGORY

Commercial  
Redevelopment

0-10 
Units

Working Age Households
No Senior-Specific Units

Recovery & 
Retention

60-70 
Units

Working Age Households
No Senior-Specific Units

New  
Construction

260-300 
Units

Working Age Households

175 
Units

Sedona Seniors

Studio 1 BR 2 BR 3 BR 4 BR

Estimated Mix of Uses per Category by Number of Bedrooms


