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Relocating to Sedona

If you’ve ever imagined living in the middle of a National Park your dream can be realized.  Sedona combines the best of many worlds: scenic beauty, artistic Mecca, world class restaurants, numerous cultural activities, with a friendly small town atmosphere.
Sedona is one of the “hot areas” (areas considered to have the best quality of life) which include Aspen, Santa Fe, Boulder, Jackson Hole, and even Moab.  Sedona has the advantage of close proximity to the Phoenix/Scottsdale metropolitan area with its international airport and shopping.

One of the many reasons people choose Sedona for their new home is our wonderful weather.  Our 4500 foot elevation is considered “high desert” and gives us four mild reasons.  Typical summers highs are in the 80s and 90s (we sometimes get over 100 degrees), but we always get nighttime lows in the 60s – so it generally is pretty comfortable.  Winter highs are typically in the 50s with occasional 70 degree days and occasional 30 degree days.  On average we get about 8 inches of snow per year.  Generally this occurs in February through April in the evening hours.  On all but a very few occasions the snow melts by noon the next day.  The snow never seems to interfere with local activities.

The busiest tourist seasons are spring and fall, followed by the summer and then winter.  We do have many areas with deciduous trees so we do get some fall color, generally about early November.  Sedona is a great place to live or visit year ‘round.

Even though the Sedona area was first settled at the turn of the 20th century, the population did not begin any major growth until the 1950’s – the population increased from about 150 families (3 page phone book) in 1950 to the current 10,700 residents.  During the 60s, 70s, and early 80s the majority of the new residents were retirees.  The average age was mid 50s.  The last half of the 80s to this date has seen a steady influx of younger retirees and working people.  Sedona is obviously a great place to retire to – but as we can attest it is also a wonderful place to work.  These new residents have brought the average age down to the low 40s.
You will find Sedona a very friendly community to move to.  Most of our past clients made new friends almost instantly.  There are just so many things for you to get involved with that reconnecting and building a new social circle is quick and easy.  Sedona has at least 4 health clubs, all the standard service (Rotary, Kiwanis, Elks, Masons, etc.) organizations plus the Library, the Medical Center, the Art Center and almost 100 other organizations for which to volunteer.  If you are interested in city government you have a dozen other groups, committees, boards, etc. to participate in.

Many areas of our country (especially large cities) are cold and impersonal.  In these cities it can take a lifetime to create a circle of friends.  Sedona was created from newcomers – most of who are looking for more friends & acquaintances.  It will be truly easy for you to create a fun circle of friends if you decide to move to Sedona.

There are two beautiful supermarkets in Sedona (Basha’s and Safeway) and a great market in the VOC (Weber’s) as well as dozens of specialty stores including our own factory outlet mall.  Sedona has 6 movie screens with the latest releases plus the Super View located in the VOC has a daily first run movie in addition to its “IMAX like” presentation.

Sedona is located about a two-hour drive north of the Phoenix airport, a 1.5 hour drive north of the Phoenix City limits and two hours south of the Grand Canyon.

Our nearest larger city (60,000 population) is Flagstaff, a 45 minute drive North on Hwy 89A through beautiful Oak Creek Canyon.  Flagstaff has a Sam’s Club, Home Depot, Staples, Wal-Mart, Office Max, an enclosed mall plus about 20+ screens of additional movies theaters and some excellent restaurants.  

Flagstaff also has a commercial airport with service to Phoenix.  However, when traveling to Sedona it is still much faster and more convenient to fly to Phoenix, not Flagstaff.  You will surely discover some wonderful places to visit in the area suitable for day and weekend trips.  You might enjoy a drive to: Lake Powell (3 hours), Monument Valley (3 ½ hours), Canyon De Chelle (4 hours), Durango, Colorado (5 ½ hours), Santa Fe (5 ½ hours).  There are a multitude of local attractions to visit including Cliff Castle Gaming Casino (1/2 hour drive).

One of Sedona’s greatest attractions is obviously its natural beauty.  Because Sedona is surrounded by the Coconino National Forest, there are a myriad of outdoor activities possible almost every day of the year.  There are hundreds of hiking trails including a loop trail around Sedona.  We have trails suitable for every energy level and skill level (including handicap accessible), including trails designated for people and their pets, mountain biking, and even 4-wheel drive trails.  Mountain bikers love the trail system as it provides beauty and exercise at the same time – and still most of the trail system remains underutilized.

Sedona has cultural events galore.  In addition to our signature “Jazz on the Rocks” festival, we have a local Shakespeare festival, an opera company, a ballet (and modern dance) company, a chamber music society, a Film Festival and dozens of art and sculpture shows presented throughout the year.  Sedona is known world wife as an artist’s community with over 400 resident artists.  Our 45 local art and sculpture galleries as well as the nationally known Sedona Art Festival make Sedona a “happening place.”
Sedona has its own 24 hour emergency center which is owned and operated by Northern Arizona Health Care, the owner of both the Hospital in Cottonwood (Verde Valley Medical Center) and Flagstaff Medical Center.  The medical center provides emergency room services, a full service medical laboratory, a cancer treatment center (both radiation and chemotherapy), and office for many medical specialists.  Those Northern Arizona medical specialists who do not have their own permanent offices in Sedona generally use this

facility one of more days per week to see their Sedona area patients.  
We are very fortunate to have many wonderful physicians of all specialties serving our area.  The Sedona Fire Department operates a great fast ambulance service staffed by well-trained paramedics.  They are always on call from our 911 emergency center to provide paramedic and ambulance services.  In addition to our Sedona Medical Center, we now have a Walk-in Clinic, staffed by at least one physician and open 7 days a week.  They can be used in lieu of a family physician or for minor injuries, ailments, etc.
Sedona also has a host of dentists, dental specialists, chiropractors, holistic healers, with many excellent professionals to choose from.  

Yavapai College just completed its new Sedona facility offering two and four year degrees as well as educational programs for locals.  The center specializes in “digital arts” and has the latest in technology and a top quality teaching staff.  The college even has an institute for independent filmmakers.  A just approved bond issue will give Yavapai College even more funding for additions to its great facilities and programs.

A Little about Sedona

The city of Sedona occupies an area of approximately 12,000 acres, 50% of which is party of the Coconino National Forest.  The remaining 6,000 acres is totally surrounded by forestland.  The locals and local government seem to be of a like mind in their opposition to any expansion of the city through land trades with the Forest Service.  In fact, in the past 13 years no trades have occurred except to build public facilities (the Sedona Red Rock High School, the Cultural Park and the city sewer system disposal plant and disposal areas are built on land that formerly was National Forest.
The Sedona market area is considered to be the City of Sedona, the Village of Oak Creek (VOC)(not really a village, but an unincorporated area of Yavapai County, with a single homeowners association and architecture committee), the area around the VOC (known as Big Park), the area in Oak Creek Canyon (from Sedona up to the “switchbacks”) and the area off Red Rock Loop Road, southwest of Sedona.  Total area population is about 17,000 (10,000 in the city) with the ultimate area build-out estimated to be about 25,000 (15,000 in the city).  
The above areas are comprised of over 100 different subdivisions plus land outside of subdivisions referred to as “Metes and Bounds” land.  Developers who purchased large blocks of land, added the roads and infrastructure and divided the parcels into home-sites created most area subdivisions.  These home-sites were then offered to the public.  Very few of the subdividers actually built and sold homes on their land.  The earliest Sedona area subdivision appeared in the 1950s and the newest ones were just created in the past few years.  Vacant lots still exist in all of the subdivisions in Sedona, even the ones created in the 50s, with most owned by people who plan to eventually build on them.  Based on historic tends, it appears that it takes at least 50 years to totally build-out a subdivision.  For that reason, in many areas of Sedona you will see a new home built beside a home that is 30 or more years old.  This adds lots of diversity to each neighborhood in Sedona.  Most of the older homes are just as well maintained as the newer ones.
The existing subdivisions vary from just a few to as many as 300 lots, with lot sizes varying from just under ¼ acre to just over 2 acres per home-site.  There is now very little additional land available for new subdivisions.  

Many people choose to buy a home-site and build their dream home rather than buy an existing home.  If you buy an existing home you can purchase a spec home built by a local builder (these are generally custom designed homes).  You can also purchase a previously live in home, condo or mobile home.  
The Sedona Verde Valley Association of Realtors operates an MLS system, which lists almost all properties for sale.  Your real estate agent can easily provide you with a list of those that meet your needs as well as a CMA (computerized market analysis) showing recent sales and current availability.  Sedona homes and lot listings can also be accessed on www.realtor.com or on our office web-site www.remax-sedona-arizona.com.  
Many people are amazed at the number of homes that are available on the resale market.  I always get the question as to why so many people are moving.  The answer is simple.  The average length of a mortgage in Arizona is only a little over 4 years (people move a lot) and with an average 6 months marketing time, about 1/8 of the homes are on the market at any one time.  There are many overpriced homes on the market – since many people list their home just hoping to find an anxious buyer (this never works – but people are people!).
If you decide to build, we can help you find that perfect home-site.  Most lots within the City of Sedona have underground utilities available, but it never hurts to check with the utility companies before completing a lot purchase (especially if the land lies outside of a subdivision or within an older subdivision).  Utilities include water (Arizona Water Company, or Oak Creek Water Company within the city Big Park Water in VOC and Big Park), Electricity (APS), Cable TV (NPG Cable), Telephone (Qwest) and Natural Gas (UniSource Energy Services).  Sanitation facilities vary by area.  About 60% of the homes in the city are served by the Sedona City sewer system with much of the additional area of the city planned for future sewer expansion.  As funds become available the city will construct additional sewer mains and laterals to individual residences not currently being served.  There is a current sewer phasing map available at city hall which lists all remaining unsewered subdivisions, and the order in which they city plans to provide sewer services.  The sewer processing plant has been expanded to handle the ultimate city size.  The planned build-out of the sewer lines to individual subdivisions and lots will take at least another 15-20 years.  
Once the sewer is available at your property line you will be given a 6-month period in which you must connect your home to the sewer and pay the current connection fees.

The VOC and Big Park also have several areas where sewer is either currently available or will be in the near future.  Each of the areas has different fees and requirements.  You can check with “Special Districts” at Yavapai County in Prescott as to fees and requirements.  

Since the ultimate build-out of the city sewer will probably take at least another 15-20 years, if the home-site that you are considering does not have sewer available currently and you want to begin contruction of your home – you will need to concern yourself with the following alternatives:

If the lot “percs” (a county approved perc test is required to determine if the lot percs) you can probably install a standard septic system – as long as the lot is at least ¼ mile from Oak Creek.  Cost of the system and installation generally runs approximately under $5,000.

If the lot does not perc (most view lots will not perc! – the higher up a hill a lot lies the more likelihood that rock will be present just below the layer of surface soil) an alternative sanitation system will be required.  These include an aerobic system or an ET bed.  Make sure that your lot is inspected by a licensed civil engineer familiar with alternate systems before you finalize your purchase.  Cost of an alternate system with permits runs approximately about $15,000.
The reason to purchase a lot today is not so much the investment potential, but the fact that virgin Sedona land is being sold out rapidly.  In addition to the spec builders who purchase vacant land, many of the 4,000,000 annual Sedona visitors fall in love with our community and purchase a home site for future use (some as far as 30 years out).  As life would have it, their plans change and many of these lots come back onto the resale market.  It is those lots that make up the majority of today’s resale home-site pool.

Once all of the virgin home sites are sold to their ultimate users, the only land available will be created by purchasing a home, tearing it down and rebuilding.  This process will obviously be a lot more expensive and will drive the price of Sedona land dramatically upward.  Most of the other “quality of life cities” already have home-site prices far higher than ours here in Sedona.

The Sedona area has its own school district which includes Sedona Red Rock High School (4 year school) and two K through 8 “middle schools”.  In addition there are several “charter schools” each offering its own area of specialty.  Those of you moving here with school age children can contact the Sedona Oak Creek School district for additional school information.

Most of you moving to Sedona from another state will find taxes here to be quite reasonable.  Property values are assessed based on the specific area of town that your property is located in.  The two country assessor’s offices try to re-assess our entire market area at least every three to four years.  Sedona has only two tax rates for residential property depending on where the properties are located.  Sedona lies within two counties, Coconino, spreading from the north half of Sedona to the Utah border with its county seat in Flagstaff and Yavapai county spreading from the south half of Sedona south to Black Canyon City (about 75 miles) with its county seat in Prescott.  Most Sedona property lies within Yavapai County.
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