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Cottonwood Housing Study

• Phase 1: Housing Assessment

• Phase 2: Housing Strategy

2



Elliott D. Pollack & Company
Court, Merritt, Pollack, & Stevenson

What is Affordable Housing?

It is referred to by many names:

◼ Affordable Housing

◼ Attainable Housing

◼ Workforce Housing

◼ Missing Middle Housing

Regardless of the name, the goal is that a household 

pays no more than 30% of their income on housing 

including utilities.
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Affordable Housing

◼ Term typically used to describe housing for low and 

moderate-income households. 

◼ Incomes are less than 60% of the area median income as 

determined by HUD (for family of 3 in Yavapai County, 

$51,540)

◼ Housing resources usually come from state and federal 

programs: public housing, LIHTC housing, vouchers.
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Workforce Housing

◼ Used to describe households earning 

60% to 120% of area median income 

($51,540 to $114,500 for family of 3).

◼ These households earn too much for 

state or federal assistance, but not 

enough to affordably rent or purchase 

market rate housing.

◼ Often are referred to as critical service 

personnel: teachers, police, firefighters, 

construction workers, etc.
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The Missing Middle

• Housing demand for workforce households.
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Demographics



Elliott D. Pollack & Company
Court, Merritt, Pollack, & Stevenson

Population Characteristics

Age Range 2019 2024 Change % Change
Under 25 Years 3,260         2,284         (976)              -29.9%
25-59 Years 4,304         4,698         394                9.2%
60 Year & Older 4,395         5,598         1,203           27.4%
Totals 11,959     12,580     621               5.2%
Median Age 46.0            54.7            18.9%

Source: ACS 2024 5-year estimate

Change in Population By Age
2019 - 2024
Cottonwood
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Household 

Income

The typical renter 

can afford a rent of 

$816 per month

with $150 for 

utilities

The Cottonwood 

poverty level is 

67% higher than 

the county or state 

level.
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Cottonwood 

household 

incomes have 

not kept pace 

with County 

trends
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Forecast
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Housing Demand
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Cottonwood
Population change 2025-2040 1,081          
Housing unit demand* 607              
Average unit demand/year 40                 
Yavapai County
Population change 2025-2040 41,717       
Housing unit demand* 20,186       
Average unit demand/year 1,346          
*Includes a 5 % vacancy rate

Sources: AZ OEO, U.S. Census

2025-2040 Housing Demand

However, over last 15 years, annual 

housing permitting has averaged 92 

units including 54 single family homes. 
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Cottonwood has a 

low percentage of 

single-family 

detached units, and 

a high percentage 

of multifamily units 

compared to the 

state and county.
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Lots of Renters in Cottonwood
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Units % Units % Units %
Total occupied units 6,592 111,157 2,856,081
    Owner occupied 3,533 53.6% 83,441 75.1% 1,924,098 67.4%
    Renter occupied 3,059 46.4% 27,716 24.9% 931,983 32.6%
Source: ACS 2024 5-year estimate

Households by Tenure
Cottonwood Yavapai County Arizona
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Housing 
Permits
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The average 
apartment rent 
increased from 

$1,056 in 2019 
to $1,308 in 
2025 (24% 

increase).  The 
average renter 

can afford 
$966/month
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Affordable 
Apartments
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Year Project Name  Address Units
1996 Courtside Apartments  220 South 6th Street 44           
1996 Verde Vista Apartments  1720 E. Elm Street 72           
2003 Aspen Ridge Apartments (aka Mingus Estates)  East Mingus Avenue 96           
2014 Highland Square Senior Apartments  Mingus Avenue 60           
2022  Verde Plaza  195 S 7th Street 70           
2023  Granite Point Apartments  101 S. 6th St 36           

Total affordable units 238       
Conversion to market rate 140       
Net affordable units 98          

Source: AZ Dept. of Housing

Low Income Housing Tax Credit Complexes

 Year Studio 1 BR  2 BR 3 BR 4 BR

2026 $1,129 $1,309 $1,637 $2,277 $2,497 

2025 $1,101 $1,293 $1,606 $2,216 $2,548 

Rent estimates include utilities
Source: HUD

HUD Fair Market Rents - Yavapai County
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What can the 
typical 

Cottonwood 
renter afford?
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Single 
family 

resale home 
prices 

increased 
by 50% 

since 2019, 
an increase 
of $145,000
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Condos and 

townhomes are 

still affordable 
although prices 

increased by 
66% since 2019.  

Limited 
inventory is an 

issue.
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Affordability - Conventional Financing

The household earning the median 

income of about $48,500 can afford a 

$183,000 unit.  In 2025, only 17 sales 

under $200,000 occurred in the city 

our of 135 total sales. 
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Short term 
rentals affect 

the rental 
market, but 

only 4% of total 
units in the city
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The 
Housing 

Gap
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Renter Housing Burden
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44% of all renters pay 
more than 30% of their 

income on housing.
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Owner Housing Burden
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Gap
Analysis
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Sample Rental Gap
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Affordability
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Future 
Housing 
Demand 

Through 2040
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473 households will 
earn less than 

$100,000 in income 
(at today’s income 

ranges, excluding 
inflation) 
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Initial Findings

• Cottonwood’s population has aged rapidly.  Growth since 
2019 is almost entirely driven by residents over the age of 
60.

• The labor force participation rate fell to approximately 
48% in 2024, well below the statewide average.

• Household incomes are well below county and state 
averages. Poverty is above county and state averages.
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Initial Findings

• Cottonwood has been discovered as an attractive place to 
retire – climate, lower housing prices.

• Homeownership opportunities are limited.

• Strong demand for subsidized housing.
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Next Steps

Update Strategies From Prior Report
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Thank You!

Rick Merritt
Danny Court 
480-423-9200
merritt@edpco.com
court@edpco.com
www.edpco.com
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