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Forging the Future: An Economic Development Roadmap for Northern Arizona
Five-Year Economic Development Strategic Plan



There were several building blocks to our approach to the Strategy:

• Literature Review

• Identifying Stakeholders/Community and Regional Leadership

• Community/Stakeholder Engagement

• Asset Inventory & Current Conditions

• Competitiveness Analysis

• Targeted Sector Analysis

• Housing Analysis

• Labor Shed Analysis

• Program & Resources

• Action Plan with Target Dates & Metrics
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APPROACH
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Five-Year Economic Development Strategic Plan



A SNAPSHOT OF THE REGION’S CURRENT ECONOMICS

© 2023 Elliott D. Pollack & Company, IO.INC. All rights reserved. Reproduction by permission only. August 2023. 4

Modest historical growth 
over the last 12 years. 
Flagstaff has accounted for 
84% of Coconino County’s 
growth. Sedona and Winslow 
reported a slight decline in 
population.
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A SNAPSHOT OF THE REGION’S CURRENT ECONOMICS
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Troubling growth prospects. 
Peak population forecasted by 
2040 followed by a contraction 
in population thereafter. Only 
12,000 additional residents 
forecasted to be added to the 
entire Coconino County area 
over the next two decades.

Camp Verde and Sedona 
combined across county lines 
expected to add nearly 1,100 
residents each. Winslow and 
Williams  expected to 
chronically lose population.
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2021-
2040 

Change



A SNAPSHOT OF THE REGION’S CURRENT ECONOMICS
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Incomes vary widely across communities. 
Elevated poverty rates in the communities of 
Camp Verde, Williams, and Winslow.
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A SNAPSHOT OF THE REGION’S 
CURRENT ECONOMICS
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Regional Employment – Top 5 
industries include Accommodation & 
Food Services, Health Care, Education, 
Retail, and Manufacturing.
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A SNAPSHOT OF THE REGION’S 
CURRENT ECONOMICS
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The strategy includes data and information drilled down to 
each specific community and the region as a whole. This 
will allow each member community to view their specific 
local dynamics and see how they fit best into the regional 
strategy.

Forging the Future: An Economic 
Development Roadmap for Northern 
Arizona
Five-Year Economic Development Strategic Plan



COMPETITIVENESS ANALYSIS
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Fort Collins, Colorado

o Home to Colorado State University

o 1 hour from Denver, CO

o Ranked #42 in Best Performing Large Cities

Bozeman, Montana

o Home to Montana State University

o 2 hour from Billings, MT

St. George, Utah

o Home to Dixie Technical College/Utah Tech University

o 1.75 hours from Las Vegas/4 hours from Salt Lake City

o Ranked #2 in Best Performing Small Cities
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How does the ECoNA region stack up against competitor markets?

Competitors:



COMPETITIVENESS ANALYSIS
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1. Demographics

2. Workforce/Talent

3. Local Economy

4. Geography & Real Estate

5. Livability/Quality of Life

Forging the Future: An Economic Development Roadmap for Northern Arizona
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How does the ECoNA region stack up against competitor markets?

Analysis Factors:



COMPETITIVENESS ANALYSIS
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Educational attainment is strongest in Sedona and Flagstaff. Taken as a region (Coconino County data), compare favorably to 
St. George, Utah but lag Fort Collins, CO and Bozeman, MT for post-secondary awards.
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Population 
25+ years

< 9th 
Grade

9th-12th, 
No 

Diploma

High 
School 

Grad 
(includes 

equiv)

Some 
college, 

No 
Degree

Assoc. 
Degree

Bach. 
Degree

Grad. or 
Prof. 

Degree

Camp Verde, AZ 8,518 3.8% 13.7% 26.9% 29.2% 7.0% 11.7% 7.7%

Page, AZ 4,444 0.1% 11.9% 27.6% 30.6% 10.5% 13.4% 5.9%

Sedona, AZ 8,404 2.1% 5.5% 18.1% 18.7% 6.7% 25.1% 23.9%

Williams, AZ 2,118 3.7% 9.7% 24.9% 29.1% 8.7% 19.2% 4.6%

Winslow, AZ 5,759 5.8% 12.0% 36.0% 30.1% 7.9% 4.1% 4.1%

Flagstaff, AZ 39,098 1.6% 2.5% 14.9% 21.6% 8.1% 30.8% 20.6%

Fort Collins, CO 100,788 1.0% 2.0% 14.4% 17.3% 8.6% 32.8% 23.8%

Bozeman, MT 29,768 0.7% 1.1% 11.9% 17.7% 5.0% 38.0% 25.8%

St. George, UT 59,746 2.5% 3.6% 21.9% 27.8% 14.6% 17.9% 11.8%

Source: U.S. Census  2021 American Communi ty Survey 5-Year Estimates

City Comparison
Educational Attainment

Population 
25+ years

< 9th 
Grade

9th-12th, 
No 

Diploma

High 
School 

Grad 
(includes 

equiv)

Some 
college, 

No 
Degree

Assoc. 
Degree

Bach. 
Degree

Grad. or 
Prof. 

Degree

Coconino County, AZ 86,198 3.3% 5.7% 21.3% 22.8% 8.2% 22.9% 15.8%

Larimer County, CO 236,137 1.3% 2.4% 17.4% 20.4% 9.1% 29.5% 19.8%

Gallatin County, MT 75,145 0.8% 1.7% 18.3% 20.7% 6.2% 33.1% 19.1%

Washington County, UT 115,393 2.3% 4.0% 21.9% 27.6% 13.8% 19.1% 11.4%

Source: U.S. Cens us  2021 American Community Survey 5-Year Es timates

Educational Attainment
Regional Comparison



COMPETITIVENESS ANALYSIS
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At the community level, only Flagstaff reports a competitive percentage of the adult population enrolled in college. 
Favorable results when presented as a region.
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Population           
18+ years

Percent enrolled 
in college or 

graduate school
Population 
18-24 years

Percent enrolled in 
college or 

graduate school

Camp Verde, AZ 9,344 2.8% 826 5.3%

Page, AZ 5,069 5.1% 625 21.0%

Sedona, AZ 8,741 2.6% 337 15.4%

Williams, AZ 2,400 4.0% 282 17.0%

Winslow, AZ 6,750 4.4% 991 19.9%

Flagstaff, AZ 62,518 36.6% 23,420 82.0%

Fort Collins, CO 137,549 23.6% 36,761 67.3%

Bozemanan, MT 44,279 28.9% 14,511 68.9%

St. George, UT 69,416 9.4% 9,670 39.2%

Source: U.S. Census  2021 American Communi ty Survey 5-Year Estimates

College & Graduate School Enrollment
City Comparison

Population           
18+ years

Percent enrolled 
in college or 

graduate school
Population 18-24 

years

Percent enrolled 
in college or 

graduate school

Coconino County, AZ
115,391 22.1% 29,193 69.6%

Larimer County, CO
285,743 14.3% 49,606 58.1%

Gallatin County, MT
93,617 17.0% 18,472 61.5%

Washington County, UT
130,921 7.7% 15,528 33.8%

Source: U.S. Census 2021 America n Community Survey 5-Yea r Estimates

College & Graduate School Enrollment
Regional Comparison



COMPETITIVENESS ANALYSIS
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This is a great example of favorable 
data that should be marketed to 
employers.
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COMPETITIVENESS ANALYSIS
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Growth prospects is the #1 issue for 
the region for economic development. 
Availability of labor will continue to be 
an issue without a growth solution.

Example: the St. George, UT region 
was the same population as Coconino 
County in 2010. Over the last 12 years, 
the St. George region outgrew the 
Flagstaff MSA by 44,400 residents. 
The St. George region is projected to 
grow by 30,000 to 40,000 residents 
every 5 years for the foreseeable 
future. Coconino County is essentially 
showing as nearly built out. 

Bozeman, MT is expected to surpass 
the population of Coconino County by 
2035.

Forging the Future: An Economic Development Roadmap for Northern Arizona
Five-Year Economic Development Strategic Plan



COMPETITIVENESS ANALYSIS
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Flagstaff MSA contains no excess vacancies in either office 
or industrial space - indicates there is likely pent-up 
demand for additional space, with healthy rent growth in 
both sectors over the past 12 months. 

Lease rates are considered competitive compared to the 
other metros. 

No office space under construction and 82,000 SF of 
industrial space under construction (72,000 SF is already 
pre-leased to a single user).

Compared to the other metros, Flagstaff has the smallest 
office market footprint compared to the competitor 
markets analyzed. Flagstaff has a larger industrial market 
than Bozeman, MT but much smaller than St. George, Utah 
or Fort Collins, Colorado. 

Overall, the competitive markets have substantially more 
commercial space available compared to Northern Arizona.

Forging the Future: An Economic Development Roadmap for Northern Arizona
Five-Year Economic Development Strategic Plan

Office Industrial Office Industrial Office Industrial

Flagstaff Metro $25.68 $12.30 3.6% 5.2% 46,371 12,500

Fort Collins $24.75 $12.05 2.5% 6.3% 673,990 1,212,266

Bozeman $24.81 $13.87 4.0% -0.1% 98,654 43,810

St. George $23.08 $9.36 3.7% 6.9% 131,408 88,913

Office Industrial Office Industrial Office Industrial

Flagstaff Metro 2,095,530 4,343,807 73,400 50,400 0 82,000

Fort Collins 12,109,639 26,045,625 (26,300) 411,000 8,194 4,205,600

Bozeman Metro 3,672,439 3,241,082 (25,600) (2,100) 39,610 192,800

St. George Metro 3,508,085 7,363,557 5,800 173,000 30,000 148,592

Source: CoStar

VacancyLease Rates
Commercial Real Estate Factors

Rent Growth

Inventory 12- Mo Absorption Under Construction



COMPETITIVENESS ANALYSIS
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Camp Verde, Sedona, and Flagstaff report 
low crime (it is especially low in the City of 
Flagstaff). Crime rates an issue for 
Williams and Winslow.
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2021 
Population

Camp Verde, AZ 11,942 1.84 14.57

Page, AZ 7,466 5.76 31.61

Sedona, AZ 9,723 2.06 13.16

Williams, AZ 3,235 7.42 25.35

Winslow, AZ 8,961 11.94 38.50

Flagstaff, AZ 76,228 0.60 4.63

Fort Collins, CO 166,788 2.69 21.53

Bozeman, MT 51,574 2.77 13.30

St. George, UT 92,875 1.92 14.66

Source: U.S. Cens us  Bureau; FBI 2021, 2020 Uniform Crime Reporting (UCR) 

Latest Crime Rates per 1,000 Residents
City Comparison

Property          
Crime Rate

Violent                
Crime Rate



Competitiveness Analysis
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SUMMARY



Competitiveness Analysis
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SUMMARY
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IDENTIFYING TARGETED SECTORS
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We will provide a deep-dive webinar for the Targeted Sector Analysis Technical Report. The approach utilizes quantitative and 
qualitative elements, with a focus primarily on base industries.

MAIN FOCUS

PREVENT SPENDING LEAKAGE, 
INCREASE QUALITY OF LIFE



Arizona (ACA)

1. Aerospace & Defense

2. Technology & Innovation

3. Manufacturing

4. Bioscience & Healthcare

5. Business & Financial Services

6. Film & Digital Media

NACOG

1. Forestry Services

2. Retail Trade

3. Manufacturing

4. Healthcare

5. Accommodations & Food Services

6. Film & Digital Media

Northern Arizona

1. Manufacturing/ Adv. Manufacturing

2. Transportation/ Distribution/Logistics

3. Professional, Scientific & Bus. Services

4. Biomedical/ Health Care

5. Arts, Entertainment & Hospitality
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IDENTIFYING TARGETED SECTORS
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These are well-suited industries that are most likely to value the region’s economic and community attributes and assets and would be 
less affected by its competitive and locational disadvantages. Additionally, we augmented the preliminary target sectors with niche 
sectors representing new opportunities that may not be identified specifically in the regional trend data.
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IDENTIFYING TARGETED SECTORS
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IDENTIFYING TARGETED SECTORS
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Targeted sector recruitment will have 
limited success without a workforce housing 

and population growth strategy.



LABOR SHED ANALYSIS
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We will provide a deep-dive webinar for each community’s labor shed.

Bottom line: Community’s should be providing prospective employers 
with complete labor shed data – not community-level data. Workers 
often commute 1-hour or more for a quality job. This is the true potential 
pool of workers.
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HOUSING ANALYSIS
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We will provide a deep-dive webinar for the Housing 
Conditions & Gap Assessment Technical Report.

Ownership: Dramatic increases in home prices over the 
last several years, well above inflation and wage growth. 
Steep declines in affordability are the result. Substantial 
price increases have occurred in every community. 
Winslow still considered extremely affordable. Camp 
Verde and Williams still somewhat reasonable compared 
to other markets.

Home availability also a reported issue across most 
communities.
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HOUSING ANALYSIS
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Apartments: Also experiencing sharp increases in rents. Willams and Winslow very affordable, but lack of available inventory 
also an issue in every community. 

Forging the Future: An Economic Development Roadmap for Northern Arizona
Five-Year Economic Development Strategic Plan

Income 
Requirement

$54,440

$73,560

$63,120

$36,880

$37,760



HOUSING ANALYSIS
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Gap Analysis: Substantial number of households in both ownership and rental housing overburdened by housing costs (paying more 
than 30% of income toward housing). Additional demand will also come if new jobs are created as forecasted.
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HOUSING ANALYSIS

© 2023 Elliott D. Pollack & Company, IO.INC. All rights reserved. Reproduction by permission only. August 2023. 27

Gap Analysis: The region needs nearly 15,400 affordable housing units to alleviate current demand and an additional 2,000 units over 
the next 5 years to accommodate new job growth. This far surpasses total expected growth in the region.
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SWOT ANALYSIS

From November 2022 through February 2023, our team conducted a SWOT analysis with 80 stakeholders throughout the region. One-
on-one interviews from the ECoNA region’s public, private and civic communities; educational officials; state and regional leaders, and
external business/industry experts. We also conducted six stakeholder roundtables with the direct participation of additional business,
arts/culture, education, public officials, major employers and other key leaders including:

o Business executives 

o Community and civic leaders 

o Public sector officials from local, county and state government 

o Educational leaders – K-12 through postsecondary institutions 

o Small business owners 

o Artists and arts advocates 

o Nonprofit organization leaders 

o Commercial-Industrial brokers and developers 

o C-suite executives and national experts in economic development, business locations, hospitality and tourism and advanced 
technologies and other targeted economic sectors

In addition, a review of all prior economic development-related strategies, plans and studies was conducted to maximize existing
information and investments in these endeavors.
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Stakeholder Perspectives on the ECoNA region’s Strengths, Weaknesses, Opportunities, and Threats
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SWOT ANALYSIS

6 Main Categories:

1. Locational Assets and Business Climate

2. Governance and Leadership

3. Infrastructure and Growth Capacity

4. Talent Development and Education/Training

5. Civic Community, Culture, and Quality of Life

6. Economic Development Programs and Resources
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Stakeholder Perspectives on the ECoNA region’s Strengths, Weaknesses, Opportunities, and Threats
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SWOT ANALYSIS
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SWOT ANALYSIS
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SWOT ANALYSIS
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SWOT ANALYSIS
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GROWTH OPPORTUNITIES

Camp Verde Opportunity Zone – 20 square miles. Commercial, Employment & Multifamily focus. Includes Verde Valley Industrial
Park, with available power, water, and natural gas. Home to Frametec – new 110,000 SF facility and 180 new jobs.
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CAMP VERDE
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GROWTH OPPORTUNITIES

1. Airport Business Park – 32 acres. bioscience, technology and research park.
750,000 SF of R&D, manufacturing, and hospitality space.

2. NAH Wellness Village –state of the art hospital, outpatient surgery, imaging,
rehabilitation & clinic spaces. Also includes new housing, dining, retail, grocery,
lodging and open space with trails integrated into Flagstaff’s existing trail system.
Will also help activate hundreds of acres of developable land for new housing.

3. Bellemont/Camp Navajo –Specific area plan recommends campgrounds, RV
parks, industry, and manufactured housing south of I-40 and commercial, mixed
use, and residential expansion along the north side. North edge of Camp Navajo also
identified for manufacturing, transportation, distribution, and logistics.

4. JW Powell Boulevard Expansion Corridor – Will service 2,200 acres. Will
help activate several master planned communities including housing of various
types and density as well as commercial areas.

35

FLAGSTAFF
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GROWTH OPPORTUNITIES

1. The area on the south side of Interstate
40 at the Garland Prairie interchange,
east of State Route 64, has been
identified as a potential center of
employment for Williams.

2. City of Williams’ Main Street, the
airport area, and the I-40 corridor have
also been identified as potential growth
areas for employment, retail, and
tourism.
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WILLIAMS
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GROWTH OPPORTUNITIES

The City of Winslow has abundant land resources
for growth opportunities in the identified targeted
sectors.

1. Commercial frontage within the city’s
downtown as well as Mike’s Pike and North
Park can accommodate additional retail,
restaurants, entertainment, hospitality, or
professional service-related operations.

2. There is also potential for a large-scale
commerce park adjacent to the airport served
by both the highway and rail line that would
be ideal for transportation, logistics,
distribution, and a variety of manufacturing
businesses.
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WINSLOW
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GROWTH OPPORTUNITIES

Sedona’s most substantial opportunity to expand its inventory of more attainable
housing, identified via City staff within their Housing Needs Assessment are the
city-owned parcels to the west of the City near the wastewater treatment plant
along State Route 89A.

This area consists of 226 acres and could accommodate a substantial number of
new homes to help house the local workforce at more attainable prices.
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SEDONA
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GOALS & OBJECTIVES

“A VIBRANT ECONOMY IS THE RESULT OF 
DELIBERATE CHOICES AND ACTIONS. ALL 

COMMUNITIES NEED A PERSON OR AN 
ORGANIZATION THAT WAKES UP EVERY DAY 

CHARGED WITH IMPROVING THE HEALTH OF THE 
LOCAL ECONOMY.

THAT’S WHAT ECONOMIC DEVELOPERS AND 
ECONOMIC DEVELOPMENT ORGANIZATIONS DO.”
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GOALS & OBJECTIVES

Goal 1: Strengthen and Improve Locational Assets and Business Climate

Goal 2: Invest in and Build Quality of Life / Quality of Place Necessities and Amenities

Goal 3: Develop and Grow the Region’s Workforce through Collaboration, Education and 
Training

Goal 4: Expand Investment in and Completion of Infrastructure and Growth Capacity

Goal 5: Invest in, Expand and Evaluate Economic Development Programs and Resources

Goal 6: Strengthen Existing and Build New Regional, State and Federal Partnerships to 
Leverage Economic Development Opportunities
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6 MAIN GOALS



GOALS & OBJECTIVES

EACH GOAL CONTAINS SEVERAL OBJECTIVES, METRICS, & MILESTONES
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GOALS & OBJECTIVES
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IMPLEMENTATION TIMETABLE EXAMPLE



QUESTIONS?
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IO.INC
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www.ioworldwide.com

Daniel Court
Principal, Senior Economist
Elliott D. Pollack & Company
480-423-9200
court@edpco.com
www.edpco.com


