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Executive Summary 
 
This study provides long-term population projections for Cochise County, Arizona developed for 
Cochise College (CC) in support of long term capital investment planning. The projections will be used 
to assess the future need for facilities and program offerings throughout the County, and in several sub-
county Study Regions. The demographic projections include total population and households, population 
by age cohort, population by race, and median household income for Cochise County and six Study 
Regions. These data are provided for the base year of 2000, and for five-year periods from 2005 through 
2025. Map 1 shows how the Study Regions are organized around current and future population centers, 
existing transportation corridors, the location of existing Cochise College facilities, and natural and man-
made barriers to travel. While not all of these areas may ever have Cochise College facilities, it is 
important to look where within the County the demand for educational services is now, and where it is 
likely to be in the future. 
 
As of the 2000 Census, Cochise County was home to a population of 117,755 people, with 50.4 percent 
residing in Sierra Vista Study Region. The majority (55.7 percent) of residents were working age (ages 
20 to 64), with 14.6 percent of retirement age, and the remaining 29.6 percent under 20 years. Whites 
represented a majority share of the population throughout the County and individual Study Regions, 
except in Douglas where Hispanics represented 71.8 percent of the population. An impressive 79.5 
percent of the population 25 years and over had a high school education, with only about one-fifth (20.5 
percent) having less than a high school education. About 27.4 percent held college or advanced degrees. 
Cochise County as a whole had an unemployment rate of just 3.4 percent, though 43.6 percent of the 
population 16 years and over were not in the labor force. Over half (56 percent) of all workers were in 
service, professional and administrative occupations. Another third worked in sales, management and 
construction occupations. Many workers (44.2 percent) commuted more than 30 minutes, with an 
additional 25 percent of workers commuting 15 to 30 minutes. These relatively long commute times 
reflect both the rural character of the region, and difference between the location of employment 
opportunities and desirable housing area.  The median household income in the County in 2000 was 
$34,586, while per capita income measured at $15,453. 
 
Many active, planned and proposed housing developments will transform privately owned land 
throughout Cochise County over the next 20 years, particularly in the Benson and Sierra Vista Study 
Regions. New development projects encompassing as many as 8,600 housing units could begin 
construction in Cochise County within the next five years, in addition to the 1,500 units remaining in 
active projects. Including all projects expected to begin in the next twenty years, the number of potential 
new housing units jumps to nearly 48,000 or about 125,000 people. 
 
By 2025, the population in Cochise County could reach about 193,000 people (see Table 1). The greatest 
share of the population will still be living in the Sierra Vista Study Region; however significant growth is 
projected to occur in the Benson, Willcox and Douglas Study Regions.  The Bisbee and Tombstone 
Study Regions should also experience some growth, but much less due to their remote locations and 
restricted supply of developable land. Additionally, the median age of the County population is projected 
to increase over the projection period. The racial composition of the County is projected to shift towards 
a stronger Hispanic presence. The white population is projected to decrease to about half of the 
population (49.3 percent) by the end of the projection period while Hispanics increase their share 
significantly to 42.7 percent. Household income levels (in constant year 2000 dollars) are projected to 
increase by 24.4 percent Countywide from 2000 to 2025.  Projections place the median household 
income at $42,558 and the mean at $51,582. Per capita income is projected to grow 30.3 percent to 
$20,149. 
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TABLE 1 

COCHISE COUNTY 
POPULATION PROJECTIONS BY STUDY REGION 

Study Region / Name 1990 2000 2005 2010 2015 2020 2025

1 Benson 7,974 11,012 12,094 14,181 20,467 28,066 34,923
2 Sierra Vista 47,868 59,310 68,758 75,963 81,351 85,725 89,450
3 Tombstone 1,622 2,200 2,451 2,744 3,191 3,830 4,284
4 Bisbee 8,464 8,616 8,857 9,118 9,573 10,467 11,144
5 Douglas 22,317 24,427 26,510 28,424 30,214 31,632 32,853
6 Willcox 9,379 12,190 13,573 14,660 16,038 18,706 20,728

Grand Total 97,624 117,755 132,243 145,090 160,834 178,426 193,382

Source:
 2000 Estimates - U.S. Bureau of the Census, 2000.

Projections - Applied Economics, 2005.  
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1.0 Introduction 
 
This report provides long-term population projections for Cochise County, Arizona developed for 
Cochise College (CC) in support of long term capital investment planning. The projections will be used 
to assess the future need for facilities and program offerings throughout the county and in several sub-
county Study Regions. The demographic projections include total population and households, population 
by age cohort, population by race, and median household income. These data are provided for the base 
year of 2000, and for five-year periods from 2005 through 2025. 
 
As shown in Map 1, the study examines housing, population, and income growth in six Study Regions 
within Cochise County. The Study Areas are organized around current and future major population 
centers, existing transportation corridors, the location of existing Cochise College facilities, and natural 
and man-made barriers to travel. While not all of these areas may ever have Cochise College facilities, it 
is important to look where within the County the demand for educational services is now, and where it is 
likely to be in the future. 
 
Projections of new housing are translated into new households using occupancy rates developed based on 
historic Census data, the market orientation of the new units being added to each Study Region, and the 
type of residents who are likely to occupy them. This analysis leads to projections of overall household 
size, which when applied to the number of occupied units results in forecasts of total population. The 
breakdowns of population by age and population by race are developed by using a modified shift-share 
approach for each Study Region, controlling the overall allocation to projected trends for the County 
while explicitly accounting for housing growth. 
 
The information and observations contained in this report are based on Applied Economics’ present 
knowledge of Cochise County, and of the current physical and socioeconomic conditions in each Study 
Region. Estimates and projections presented in this report are based on hypothetical assumptions. 
However, even if the assumptions outlined in this report were to occur, there will usually be differences 
between the estimates and projections and the actual results because events and circumstances frequently 
do not occur as expected. Applied Economics is under no obligation to update this report for events 
occurring after the date of its release. 
 
The balance of the report is divided into three sections including 1) a demographic profile based on 2000 
Census data; 2) an assessment of the development potential based on known projects; and 3) 
demographic projections for 2005 through 2025 in five year intervals. The projections detail: 
 

• Total housing units 
• Total households 
• Total population 
• Population by age cohort 
• Population by race 
• Household and per capita income 
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2.0 Current Demographic Profile 
 

 
Cochise County data from the 2000 Census has been used as a base from which to project population, 
housing, and income through 2025.  Data at the block group level has been aggregated to develop 
demographic profiles of the county and each of the six Study Regions within the county.  Population by 
age, income, education attainment, employment, occupation, and commuting times are used to identify 
the demographic characteristics of each of the regions and for comparison to the county as a whole (see 
Appendix A). 
 
2.1 COCHISE COUNTY 
 
In 2000, Cochise County had a population of 117,755 persons, or 2.3 percent of the population of the 
state of Arizona.  Of this population, 14.6 percent were aged 65 or over, slightly more than the state 
percentage of 13.0 percent.  The population of younger persons included 14.0 percent aged 15 to 24 years 
of age, with 21.7 percent under the age of 15, slightly less representation than in the state as a whole. 
 
The population was 60.0 percent white, compared to 75.5 percent for the state, with a Hispanic 
population of 30.7 percent, compared to 25.3 percent.  The Native American population of 0.9 percent is 
lower than the 5.0 percent in the state, probably owing to the fact that Cochise County is one of only 
three counties in Arizona that does not include an Indian reservation. 
 
The county population included 79.5 percent with at least a high school diploma, just under the 81.0 
percent for the state, and 27.4 percent of the population held at least an Associates Degree.  The labor 
force included 30.6 percent in management or professional positions, with 12.1 percent in sales, and 21.6 
percent in service occupations, significantly higher than the state level of 16.2 percent.  The median 
household income of $34,202 was $6,356 lower than the state figure of $40,558.  Approximately 41.3 
percent of the population had a commuting time to work of 30 minutes or more. 
 
2.2 STUDY REGION 1: BENSON 
 
The Benson Study Region had a population of 11,012 in the year 2000, or 9.4 percent of the county total.  
The population in the region was older than the county as a whole, with only 17.9 percent under 15 years 
of age as opposed to 21.7 percent, and 23.3 percent were 65 years old or over while that same group was 
only 14.6 percent for the total county.  Persons 15 to 24 years of age comprised 11.6 percent of the 
population, compared to 14.0 percent for the county. 
 
The population was predominantly white, representing 83.0 percent of the population, and the 14.4 
percent Hispanic population was under half the proportion for the county.  These two groups made up 
97.4 percent of the study region population. 
 
Educational attainment of persons aged 25 and over in the study region lagged the county as a whole.  
About 78.3 percent of the population held at least a high school diploma, but only 21.9 percent held an 
Associates Degree or more.  For the county, 79.5 percent had at least a high school diploma and 27.4 
percent held at least an Associate’s Degree.  In the study region 21.7 percent of the population 25 or over 
had not graduated from high school. 
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The make-up of the labor force is generally similar to the county as a whole, except that construction 
occupations account for 15.8 percent of the work force in the study region as opposed to 10.8 percent for 
the county.  This is likely due to the proximity to Tucson, which is also indicated by the fact that 51.7 
percent of the labor force has a commuting time of 30 minutes or more.  The largest share of workers in 
the county, 27.2 percent had commute times of 5 to 14 minutes, a commute enjoyed by only 17.4 percent 
of the workers in the study region. 
 
2.3 STUDY REGION 2: SIERRA VISTA 
 
With a population of 59,310, the Sierra Vista Study Region accounted for 50.4 percent of the total 
population of Cochise County in 2000.  Given this large population share it should be expected that its 
components would largely reflect the county.  However, the presence of the Fort Huachuca Army Base, 
which comprised 11.5 percent of the labor force in the region, provides an explanation for some 
significant deviations from the county population makeup. 
 
The Region had a similar number of persons under the age of 15 years, 21.8 percent compared to 21.7 
percent for the county, but the population age 65 or over was 12.3 percent, lower than the county 
proportion of 14.6 percent - the difference in age structure is offset by the number of young adults in 
Sierra Vista.  The largest age cohort in the county population was the 8.0 percent aged 15 to 19, closely 
followed by 7.8 percent aged 10 to 14 years.  In Sierra Vista the largest cohort was 8.0 percent aged 35 to 
39 years, followed by 7.9 percent aged 15 to 19 years.  While known as a retirement area, the indication 
of the age structure represented in the Census suggests a population of families with older children.  This 
is also suggested by the housing vacancy rate of 10.1 percent that points away from a seasonal 
population. 
 
The study region had a more diverse population than the county in general, likely due to the presence of 
the army base.  The region had a population composed of 68.5 percent white, 16.1 percent Hispanic, with 
7.3 percent African American and 3.3 percent Asian with the latter two groups having considerably 
greater representation than in the county as a whole. 
 
Educational attainment is another area where there was a significant difference between the study region 
and the county.  Only 10.7 percent of the Region’s population aged 25 and over lacked a high school 
diploma, compared to about 20.6 percent in the County.  About 89.3 percent of adults had at least a high 
school diploma, with 35.3 percent holding an Associates Degree or higher.  In the county as a whole, 
79.5 percent of the population had completed high school and 27.4 percent had at least an Associates 
Degree.  The difference in education level in the region is likely the reason the median household income 
of $41,432 is considerably higher than the county median of $34,202. 
 
Curiously, given that the army base is the major employer in the area, workers in the Sierra Vista Study 
Region tended to have longer commuting times than in the county in general.  Only 41.3 percent had 
commutes of less than 30 minutes compared to the county figure of 55.8 percent.  This could be partly 
explained by the fact that the City of Sierra Vista has more urban amenities than other parts of the county 
so it is a more desirable place to live even for persons employed in other parts of the county. 
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2.4 STUDY REGION 3: TOMBSTONE 
 
With only 2,200 persons, the Tombstone Study Region was the least populated in 2000 and comprised 
only 1.9 percent of the total county population.  The population was older than in the county as a whole, 
with only 15.2 percent of the population aged under 15, and 22.1 percent aged 65 or older, compared to 
21.7 percent under 15 and 14.6 percent aged 65 and over for the total county population.  The population 
was also less diverse than the county in general, with 76.2 percent white and 20.0 percent Hispanic.  
However, such a small population can undergo large percentage shifts with few changes in the actual 
number of persons. 
 
The region lagged somewhat in educational attainment, particularly for post-secondary education.  The 
number of persons 25 and over who had not graduated from high school comprised 21.2 percent of the 
adult population, compared to 20.6 percent for the county, and 21.8 percent had received Associates 
Degrees or higher compared to 27.4 percent of the county. 
 
The labor force included a larger proportion of sales and service jobs, 39.3 percent, compared to the 
county with 33.7 percent, which is indicative of the role of tourism in the local economy.  The lack of 
employment in the region outside the tourism industry is also indicated by the 50.7 percent of workers 
who had commuting times of 30 minutes or longer, compared to the 41.3 percent of all county workers 
with commuting times of such length. 
 
2.5 STUDY REGION 4: BISBEE 
 
A population of 8,616 in the year 2000 makes the Bisbee Study Region the second smallest in Cochise 
County with 7.3 percent of the total county population.  The population was also older than for the total 
county, with 18.7 percent under the age of 15 years of 21.7 percent of the county in that age cohort.  
There were 18.6 percent aged 65 or older, higher than the county’s 14.6 percent.  The largest age cohort 
was 40 to 44 years of age with 7.9 percent.  The population included 57.3 percent white and 39.9 percent 
Hispanic people. 
 
Persons 25 years of age or older with at least a high school education was 79.0 percent for the Region 
and 79.5 percent for the county as a whole.  However, 30.7 percent had at least an Associates Degree and 
8.8 percent had a Masters Degree or higher compared to 27.4 percent and 6.4 percent for the entire 
county.  This is likely due to the City of Bisbee’s position as the Cochise County seat, and the proximity 
of Cochise College. 
 
The occupational makeup of the labor force was similar to the county in general, although 38.4 percent of 
workers were involved in service or sales compared to 33.7 percent for the county, which is indicative of 
the tourism industry in Bisbee.  The Region had a slightly larger administrative component, 16.9 percent 
compared to 15.4 percent which could be explained by government positions. 
 
The Bisbee Study Region had a high proportion of people living close to their place of employment.  
While the county had 55.8 percent of workers commuting under 30 minutes, in the study region 72.3 
percent had a commute of less than a half hour, and 47.5 percent had a commuting time of under 15 
minutes. 
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2.6 STUDY REGION 5: DOUGLAS 
 
The Douglas Study Region had a population in 2000 of 24,427 persons, or 20.7 percent of the total for 
Cochise County.  It had a significantly younger population, with only 12.2 percent being aged 65 or over, 
and 25.2 percent of the population under 15 years of age, compared to 21.7 percent for the county as a 
whole.  The largest age group was the 10 to 14 years cohort with 9.3 percent of the population, followed 
by 15 to 19 year olds with 9.2 percent.  About 8.4 percent were aged 5 to 9.  The ethnic composition in 
Douglas also differs significantly with 24.4 percent white and 71.8 percent Hispanic. 
 
The median household income of $22,541 was the lowest of any of the study regions and was much 
lower than the $34,202 median for the county.  This may be explained by the lower level of educational 
attainment for the study region.  Of the population 25 years or older, 40.7 percent lacked a high school 
diploma, compared to 20.6 percent of the county.  Only 14.2 percent had received an Associates Degree 
or higher compared to 27.4 percent in the county as a whole. 
 
While the unemployment rate of 4.2 percent was not drastically higher than the county rate of 3.4 
percent, labor force participation was much lower.  Of the population 16 years and older, 57.0 percent 
were not in the labor force, compared to 43.6 percent for the county.  Service occupations accounted for 
27.3 percent of employment, and service and sales positions accounted for 40.8 percent of employment, 
as opposed to 33.7 percent for the county as a whole.  This is particularly notable considering the high 
level of tourism employment in other parts of Cochise County.  Most of the labor force live and work in 
close proximity, with 70.2 percent having a commute of less than 30 minutes. 
 
2.7 STUDY REGION 6: WILLCOX 
 
The Willcox Study Region had a population of 12,190 persons in the 2000 Census, or 10.4 percent of the 
population of Cochise County.  The population was 67.9 percent white and 30.2 percent Hispanic.  The 
region population was somewhat older than the county in general with 18.9 percent aged 65 or older 
compared to the county figure of 14.6 percent.  The population under the age of 15 was similar to the 
county total, 20.4 percent to 21.7 percent  The largest age cohorts were the 75 or over and 40 to 44 age 
groups, both with 8.3 percent of the region population, followed by 7.9 percent in the 10 to 14 cohort. 
 
Educational attainment was lower with 28.3 percent lacking a high school diploma compared to 20.6 
percent of the county population.  Only 18.9 percent had received an Associates Degree or higher, 
compared to 27.4 percent for the county as a whole. 
 
Occupations of employed persons were generally similar to the county in total, with larger numbers in 
production (6.2 percent) and transportation (7.8 percent).  This can be explained by the interstate 
traversing this agricultural region and the employment generated from those sources.  Since the study 
region population was spread out over a large area it is not surprising that 65.5 percent of workers had 
commuting times of 30 minutes or longer, with most, 29.7 percent, traveling 30 to 44 minutes to work. 
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3.0 Development Inventory and Forecasts 
 
Identifying prospective new housing, specifically the volume, distribution, and timing, is important due 
to its obvious implicit impact on population growth, and as an indicator of development potential and 
patterns that may occur at a later time.  Development information for this study was compiled through 
research of public records and interviews with planners, developers, builders and realtors to identify 
active, planned, and proposed residential projects throughout Cochise County.  The information collected 
for this study identified 85 active, planned and proposed projects within the County, some with multiple 
development parcels.  Appendix B details each of the projects in the survey, including their land use and 
timing assumptions. 
 
It should be noted that real estate developments can, and frequently do, change in significant ways 
between the time of planning and actual construction.  The type and number of housing units built in a 
development can be altered due to a number of reasons, including changes and fluctuations in the 
housing market, material costs, changes in ownership, or infrastructure or utility issues.  The timing for a 
project to start, or to be built out, can also vary considerably due to demand in general or demand for a 
particular type of housing product.  As might be expected, the largest major alterations occur at early 
stages in the development planning process and most of the proposed housing development in this study 
is at a relatively early stage. 
 
Projects included in this study that are not active or fully planned have at the very least indications of 
some conceptual planning.  There has been an elevated amount of land sales activity in the county and 
while actual development plans may be filed at some point, much of that activity is likely of a purely 
speculative nature and has not been considered a specific part of the development inventory. 
 

TABLE 2 
LAND INVENTORY BY OWNERSHIP 

COCHISE COUNTY 
Ownership Acres Square Miles Percent

Private 1,573,138           2,458                  40%
State of Arizona 1,351,617           2,112                  34%
BLM 442,193              691                     11%
Federal 608,179              950                     15%
Other 5,033                  8                         0%
TOTAL 3,980,160           6,219                  

Source: Arizona State Land Department; Applied Economics, 2005.  
 
Cochise County has a land area of 6,219 square miles of which only 40 percent is privately owned, 
primarily in a swath running north to south in the central area of the county, roughly through the Sulphur 
Springs Valley.  The County has a relatively uniform topography of high desert separated by numerous, 
short, rugged mountain ranges or “sky islands”.  This provides the County with a very attractive climate 
amid striking natural beauty.  Lacking a major regional economic center, outside of the Fort Huachuca 
Army Base, these natural attributes are integral components to County population growth.  While there 
are many similarities across the County, there are also significant differences so assumptions and issues 
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affecting potential growth can not be considered equally throughout the region.  For this reason the 
County has been divided into six study regions that will be considered individually. 

MAP 2 
STUDY REGIONS WITH LAND OWNERSHIP 
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In total, Cochise County contains development potential for 47,466 housing units within identified 
residential projects as shown in Table 3, not all of which will be constructed within the twenty year 
timeframe of this study. These projects are illustrated on Map 3. 
 

TABLE 3 
POTENTIAL NEW HOUSING UNITS BY DEVELOPMENT TIMELINE 

COCHISE COUNTY 
 

Number Within 1 - 2 3 - 5 5 - 10 Over
Housing Type of Projects Active 1 year Years Years Years 10 years Total

Single Family .1 - 2 du/ac 21            689      133      60        98        80        1,265   2,325   
Single Family 2.01 - 3.5 du/ac 27            177      351      1,178   365      13,572 9,549   25,192 
Single Family 3.51 - 4.5 du/ac 71            532      1,643   1,568   2,099   2,713   8,260   16,815 
Single Family 4.51 - 6 du/ac 3              41        -       -       -       220      220      481      
Manufactured Housing 4              17        -       97        -       -       -       114      
Multifamily to 12 du/ac 6              44        192      40        -       80        200      556      
Multifamily 12.0 du/ac & Over 11            32        291      250      275      625      510      1,983   
TOTAL 143          1,532   2,610   3,193   2,837   17,290 20,004 47,466 
Source: Applied Economics, 2005.  
 
While the County appears quite similar from one area to another in terms of climate and topography, 
rural and small town character, and population makeup, there are differences among the regions that 
affect the potential for, and type of, residential development.  All of the similarities and differences affect 
housing growth, and the type of housing.  As the different regions of the county are not uniform, neither 
will development be.  Cochise County is a broad and relatively isolated part of the state, and attracts a 
wide variety of citizens.  Some of these differences are reflected in the range of housing product, and will 
be reflected in the pace of construction. 
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MAP 3 
LOCATION OF PROJECTS INCLUDED IN DEVELOPMENT INVENTORY 
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3.1 STUDY REGION 1: BENSON 
 
The Benson Study Region is located in the northwestern corner of the County and is served by Interstate 
10, with Highways 80 and 90 connecting to southern areas of the County.  The City of Benson is a 
junction for all three of these roads and is only 45 miles from Tucson and 30 miles from Sierra Vista.  
Natural attractions include Kartchner Caverns, the San Pedro River, and the Whetstone Mountains.  The 
study region also includes the unincorporated towns of St. David to the south and Pomerene to the north. 
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TABLE 4 

LAND INVENTORY BY OWNERSHIP 
STUDY REGION 1: BENSON 

 
Ownership Acres Square Miles Percent

Private 164,329             257                   27%
State of Arizona 345,260             539                   56%
BLM 44,297               69                     7%
Federal 64,669               101                   10%
TOTAL 618,555             966                   

Source: Arizona State Land Department; Applied Economics, 2005.  



 11

 
Private land comprises only 27 percent of the property within the study region, mostly located around the 
Benson-St. David area, and forming a narrow corridor along the San Pedro River.  The developable land 
is generally ranch or range land with rolling hills.  There are currently a number of homes on large lots 
grouped in unregulated lot-split enclaves, retaining the rural character of the area. 
 

TABLE 5 
RESIDENTIAL CONSTRUCTION 2000 - 2004 

STUDY REGION 1: BENSON 
 

2000 2001 2002 2003 2004

Benson* Single Family -       1           -       -         -        
Manufactured Homes 5           3           -       1             -        
Multifamily -       -       -       -         -        

Unincorporated Single Family 76         28         24         53           55
County Manufactured Homes 71         76         64         60           65

Multifamily -       -       -       -         -        
TOTAL 151       108       88         115         120

Source: Arizona State University; Cochise County; Applied Economics, 2005.
*Incomplete data  

 
Past residential construction has been stable with most activity taking place in the unincorporated parts of 
the study region.  Benson’s housing stock is generally older with little new activity in the past five years.  
New housing in the unincorporated towns and rural areas has been predominantly manufactured housing.  
An expected period of residential growth following the opening of Kartchner Caverns in November 1999 
has so far failed to materialize although commercial businesses in Benson remain viable and new non-
residential growth has taken place, including the Cochise College Benson Center. 
 

TABLE 6 
POTENTIAL NEW HOUSING UNITS BY DEVELOPMENT TIMELINE 

STUDY REGION 1: BENSON 
 

Number Within 1 - 2 3 - 5 5 - 10 Over
Housing Type of Projects Active 1 year Years Years Years 10 years Total

Single Family .1 - 2 du/ac 3             102    -     18      -     -      -       120    
Single Family 2.01 - 3.5 du/ac 11            54      190    650    265    7,442  7,500   16,101
Single Family 3.51 - 4.5 du/ac 11            -     -     71      1,935 1,500  1,200   4,706 
Manufactured Housing 1             -     -     75      -     -      -       75      

TOTAL 26            156    190    814    2,200 8,942  8,700   21,002
Source: Cochise County; City of Benson; Applied Economics, 2005.  
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The Benson Study Region contains the development potential for 21,002 housing units within identified 
residential projects.  After a period of stability, but no real growth, the region appears poised to 
experience a significant level of housing development that should be sustained over a number of years. 
 
Table 6 shows an estimate of when development should begin, and even with no additional projects 
coming on-line and development proceeding at the pace planned for, the housing shown will be under 
construction over a 20-year period.  Much of the current development is taking place in custom or semi-
custom home projects and will continue at a moderate or slow pace.  The Empirita Highlands project 
located adjacent to the Whetstone Mountains consists of large lot properties for very high-end custom 
homes.  The Countryside project in St. David consists of lots for homes currently selling for well over 
$200,000.  While the building lots in such projects may sell reasonably quickly, actual home construction 
tends to lag, sometimes by a considerable measure. 
 
Most of expected growth in the study region will be contained in two large master planned projects: 
Whetstone Ranch and Smith Ranch.  These two developments will contain approximately 19,000 housing 
units to be built out over a period of about 18 – 20 years.  The Whetstone project has been in planning 
stages for several years, under different names, and infrastructure and utilities work is already well 
underway.  Home construction on the first phase of 190 houses should commence within the year, with 
the next 100 homes soon after.  Smith Ranch has only recently received development approvals for up to 
4,500 homes and the actual product mix has not been determined at this time. 
 
While both of these projects are located in Benson, only about two miles apart, and while both will 
undergo revisions over time to respond to changes in the housing market, there appear to be differences 
in market orientation.  Whetstone Ranch, located south on Highway 90, is oriented toward Kartchner 
Caverns and Sierra Vista.  Retirement housing is planned to be a major element, with approximately 40 
to 45 percent currently expected to be restricted.  While it is too early in the planning process to know 
with any certainty the ultimate market orientation of Smith Ranch, its location to the west on Interstate 
10 suggests its target will be younger people commuting to Tucson.  It should be noted that major 
employers such as the University of Arizona Science and Technology Park and Raytheon, are located 
within about a 30 minute commuting distance from the project.  In fact, an economic analysis by 
developer Diamond Ventures predicts 60 percent of the residents will be commuting to Tucson and 30 
percent to Sierra Vista, also only about 30 minutes away. 
 
As time goes on and these projects adapt to market alterations the ultimate number and type of 
residences, as well as the type of resident, may change from current expectations.  But at the present it 
appears that both projects are concurrently viable.  While there will be some overlap, the projects seem to 
have enough differences in market orientation, which coupled with desirable locations should make both 
sustainable.  
 



 13

3.2 STUDY REGION 2: SIERRA VISTA 
 
The Sierra Vista Study Region is located in the southwestern corner of Cochise County bounded by the 
Huachuca Mountains on the west and the San Pedro River to the east.  The region is centered on Sierra 
Vista, the largest city in the County with a population currently estimated at 43,698, and Fort Huachuca, 
the adjacent U.S. Army Base that is the major employer of the region.  The incorporated city of 
Huachuca City and the unincorporated places of Whetstone, Hereford, and Palaminas also surround 
Sierra Vista.   

Land Ownership
Private
State
BLM
Federal
Other

Developments

Region 2: Sierra Vista

Sierra Vista
Fort Huachuca

 
TABLE 7 

LAND INVENTORY BY OWNERSHIP 
STUDY REGION 2: SIERRA VISTA 

 
Ownership Acres Square Miles Percent

Private 144,820             226                   35%
State of Arizona 61,700               96                     15%
BLM 47,668               74                     12%
Federal 154,227             241                   38%
TOTAL 408,416             638                   

Source: Arizona State Land Department; Applied Economics, 2005.  
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The study region contains 35 percent privately owned land, with the federal government holding 38 
percent due to the army base.  The undeveloped private land is primarily located in the Whetstone and 
Bobocomari Land Grant property to the north, and in the rangelands of Hereford and Palaminas in the 
south.  While Sierra Vista has adequate land for development for the next several years, the city may 
eventually be constrained by the army base on the west and large sections of state land on the east. 
 

TABLE 8 
RESIDENTIAL CONSTRUCTION 2000 – 2004 

STUDY REGION 2: SIERRA VISTA 
 

2000 2001 2002 2003 2004

Huachuca City Single Family 8           9           23         -         -        
Manufactured Homes -       -       -       -         -        
Multifamily -       -       -       -         -        

Sierra Vista* Single Family 212       240       345       596         670
Manufactured Homes 14         18         25         33           27
Multifamily -       76         -       208         89

Unincorporated Single Family 153       166       136       210         215
County Manufactured Homes 260       221       213       206         198

Multifamily -       -       -       -         -        
TOTAL 647       730       742       1,254      1198

Source: Arizona State University; Cochise County; Applied Economics, 2005.
*Incomplete data  

 
Residential home construction has been increasing over the past five years with the largest growth in the 
City of Sierra Vista where single family housing permits have grown from 212 houses built in 2000 to 
670 in 2004.  Home construction in the unincorporated areas has remained stable, although there has 
been a shift toward site built construction and away from manufactured homes.  This is likely attributable 
to the period of favorable interest rates and lending practices.  The unincorporated areas south of Sierra 
Vista have attracted several new developments, a significant number of which are planned for large-lot, 
custom or semi-custom homes.  This is in contrast to the city where much of the development consists of 
production housing on small lots. 
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TABLE 9 
POTENTIAL NEW HOUSING UNITS BY DEVELOPMENT TIMELINE 

STUDY REGION 2: SIERRA VISTA 
 

Number Within 1 - 2 3 - 5 5 - 10 Over
Housing Type of Projects Active 1 year Years Years Years 10 years Total

Single Family .1 - 2 du/ac 14            286    133    27      75      80       1,265   1,866 
Single Family 2.01 - 3.5 du/ac 6             -     -     227    -     1,491  2,049   3,767 
Single Family 3.51 - 4.5 du/ac 50            474    1,572 1,357 39      13       7,060   10,515
Manufactured Housing 3             17      -     22      -     -      -       39      
Multifamily to 12 du/ac 3             44      152    -     -     -      200      396    
Multifamily 12.0 du/ac & Over 5             -     150    -     275    275     510      1,210 
TOTAL 81            821    2,007 1,633 389    1,859  11,084 17,793
Source: Cochise County; City of Sierra Vista; Applied Economics, 2005.  
 
The Sierra Vista Study Region contains the development potential for nearly 17,793 housing units within 
identified residential projects.  Most of the development potential is within the City of Sierra Vista, 
which has been developing at an increasing pace the last few years.  Outlying areas are anticipated to 
continue developing much as in the past, but with an increase in large lot custom home construction.  
Table 9 shows an estimate of when major development activity should begin.  Due to the natural lag in 
project and construction starts, actual building will not have the large fluctuations implied by the table. 
 
The City of Sierra Vista has had and should continue to have a strong level of growth in relatively small 
projects, either in separate developments or as phases of larger ones.  The most popular housing product 
is a medium sized house on a small lot.  Since the city has a greater degree of urbanization than 
elsewhere in the County, the higher density development helps moderate housing costs.  Housing 
developments are dispersed throughout the city, but the largest projects are by Castle & Cooke on the 
east and south, and Bella Vista Ranches to the northeast. 
 
Bella Vista Ranches does not practice investor leveraged development and therefore develops property at 
a fairly moderate pace in small development parcels, although master planning is done over large areas.  
The company manages approximately 4,500 acres of land, of which about 2,000 has a master plan.  
Besides the practices limiting the pace of development, the Bella Vista land is impacted by topography.  
While the land generally slopes toward the northeast, wastewater connections are to the southeast and the 
city does not allow for permanent lift stations.  This combination should keep densities low on the 
majority of the property, and even the multifamily parcels are planned for a lower density than is typical 
for that type of housing product. 
 
Castle & Cooke is a diversified, nationwide company involved in residential, retail, office, industrial, and 
hotel development.  Their Winterhaven retirement community has been under development for several 
years and is approaching buildout.  The company also controls approximately 1,800 acres in the 
southeastern portion of Sierra Vista that will develop over the next 15 to 20 years.  Currently called 
Tribute, planning is ongoing and will include a range of housing products, including a retirement 
component. 
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Another area of significance is the state land parcel known as Cañada Vista in the west central portion of 
Sierra Vista.  This area is slightly less than 300 acres and the location makes it prime infill space.  There 
is no current applicant, but it may be offered for bid by the State Land Department in the 2006-07 fiscal 
year.  There exists a plan done in the 1990’s, but it can be expected that modifications will be made.  
Timing for development will depend on market conditions although major infrastructure is already in 
place to the property and construction could progress rapidly once begun. 
 
Residential growth in the study region outside Sierra Vista appears largely driven by people wanting the 
rural atmosphere and comfortable climate, and in some cases the greater affordability of rural property.  
Within Sierra Vista the primary market forces are the Fort Huachuca Army base, and the retirement 
population drawn to the climate and urban amenities within a small city.  Given the Army base’ mission 
of intelligence and electronics operations it is not expected to face closure or significant downsizing in 
the foreseeable future.  In the initial BRAC (Base Realignment and Closure) list released May 13, 2005 
Fort Huachuca would lose 167 positions from the current level of 9,450 military and civilian employees.  
However, final base realignments will not be known until September or October of this year, and if not 
then, quite possibly in the future there will be at least some expansion due to the location of Fort 
Huachuca and the type of operations conducted there. 
 
Regarding increases in retirement housing, it will remain viable but should face significant competition 
from the new projects planned in the Benson area that have similar physical characteristics.  Projects in 
the Benson area will have fewer amenities for a number of years, but have much closer proximity to 
Tucson.  It can be expected that those new projects will have an initial impact on Sierra Vista due to 
marketing focus that should decrease over time as development stabilizes. 
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3.3 STUDY REGION 3: TOMBSTONE 
 
The Tombstone Study Region is primarily characterized by rugged hills and mountains located between 
the San Pedro River and the Dragoon Mountains.  The small city of Tombstone with a population of only 
1,504 is surrounded by government land and is serviced by Highways 80 and 82.  Besides physical 
features the regions primary attribute is its own history, both real and popularized. 
 

Region 3: Tombstone

Land Ownership
Private
State
BLM
Federal
Other

Developments

Tombstone Gleeson

 
TABLE 10 

LAND INVENTORY BY OWNERSHIP 
STUDY REGION 3: TOMBSTONE 

 
Ownership Acres Square Miles Percent

Private 98,848               154                   31%
State of Arizona 129,619             203                   40%
BLM 45,901               72                     14%
Federal 48,160               75                     15%
Other 4                        0                       0%
TOTAL 322,531             504                   

Source: Arizona State Land Department; Applied Economics, 2005.  
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Private land comprises only 31 percent of the property within the study region.  The two largest areas are 
adjacent to the west side of the Coronado National Forest/Dragoon Mountains, and to the south of those 
mountains around the unincorporated town of Gleeson.  These areas contain a significant amount of land, 
and have large parcels available for lot-splitting, but lack any real impetus for development.  The other 
area with significant privately owned land is in Tombstone and the vicinity.  Unlike in some of the other 
study regions, the non-government land is neither largely contiguous nor located in easily accessible 
areas for development. 
 

TABLE 11 
RESIDENTIAL CONSTRUCTION 2000 – 2004 

STUDY REGION 3: TOMBSTONE 
 

2000 2001 2002 2003 2004

Tombstone* Single Family 1           5           4           7             4
Manufactured Homes 5           6           10         12           6
Multifamily -       -       2           -         -        

Unincorporated Single Family 6           4           7           6             11
County Manufactured Homes 12         6           7           8             10

Multifamily -         -         -         -         -         
TOTAL 24           21           30           33           31

Source: Arizona State University; Cochise County; Applied Economics, 2005.
*Incomplete data  

 
There has been virtually no residential construction in the study region in the past five years either in 
Tombstone itself or elsewhere.  There have been only 139 housing units authorized in the region in five 
years, with 83 of those units manufactured homes. 
 

TABLE 12 
POTENTIAL NEW HOUSING UNITS BY DEVELOPMENT TIMELINE 

STUDY REGION 3: TOMBSTONE 
 

Number Within 1 - 2 3 - 5 5 - 10 Over
Housing Type of Projects Active 1 year Years Years Years 10 years Total

Single Family .1 - 2 du/ac 1             -     -     -     23      -      -       23      
Single Family 2.01 - 3.5 du/ac 3             -     -     -     100    1,000  -       1,100 
TOTAL 4             -     -     -     123    1,000  -       1,123 
Source: Cochise County; City of Tombstone; Applied Economics, 2005.  
 
The lack of development activity in the past can be expected to continue for the next two to three years, 
though there will still be a few houses or manufactured homes added each year around the region as in 
the past.  The study region only possesses an identified development potential of 1,123 houses that are 
not expected to begin construction until 2008 or later, as shown in Table 12.  All of this development is 
located around Tombstone. 
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Probably the largest impediment to development in Tombstone is its relatively remote location, although 
that could also be seen as an attraction.  The largest project planned is the Bachman Springs development 
located about eight miles northeast of Tombstone.  This project of 1,720 acres has been envisioned for 
several years, with five wells already drilled, but has languished due to a lack of investors.  There has 
recently been renewed interest and the first phase, a large resort with golf and tennis, has begun.  
Residential construction is expected to follow at a later time and though the number and composition of 
housing units is unknown at this time, it will likely contain a significant retirement component. 
 
Tombstone lacks convenient access to urban employment. Although it is only about a 20 minute 
commute to Sierra Vista, it has little employment itself outside of tourism.  This was a matter of 
necessity after the mining operations that created the town ended around a half century ago.  An 
estimated 500,000 tourists visited the town in 2003, and plans are progressing to add attractions beyond 
the venerable two-block long downtown.  Tombstone is a historical attraction at a time when there is a 
nationwide decrease in tourists at historically themed destination spots.  Adding to that problem are 
proposals for the construction of large theme parks in northern Arizona and west Phoenix that would 
provide additional competition for tourists.  However, Tombstone does have an exceptional climate, the 
nearby Dragoon Mountains, and a well-publicized, fabled past, so the long-term potential for increased 
development should not be discounted. 
 
3.4 STUDY REGION 4: BISBEE 
 
The Bisbee Study Region is located on the southern edge of Cochise County and is served by Highway 
80 to the north and east, Highway 90 to the northwest, and Highway 92 to the west.  The City of Bisbee 
became the county seat in 1929.  The unincorporated town of Naco is located about five miles south of 
Bisbee on the Mexican border.  Bisbee is located in the Mule Mountains, and its elevation of 5,300 is the 
highest of any incorporated place in Cochise County. 
 

Region 4: Bisbee

Land Ownership
Private
State
BLM
Federal
Other

Developments

Bisbee

Naco
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TABLE 13 

LAND INVENTORY BY OWNERSHIP 
STUDY AREA 4: BISBEE 

 
Ownership Acres Square Miles Percent

Private 99,771               156                   43%
State of Arizona 85,253               133                   37%
BLM 46,842               73                     20%
TOTAL 231,867             362                   

Source: Arizona State Land Department; Applied Economics, 2005.  
 
Private land comprises 43 percent of the land in the study region, with most of the government property 
located near the boundaries of the study region.  The private property includes much of the Mule 
Mountains, which was a major mining center from about 1880 to 1975.  Much of the remaining private 
land consists of the rolling range land common in the County. 
 

TABLE 14 
RESIDENTIAL CONSTRUCTION 2000 – 2004 

STUDY REGION 4: BISBEE 
 

2000 2001 2002 2003 2004

Bisbee* Single Family -       -       -       1             -        
Manufactured Homes -       -       -       -         1
Multifamily -       -       -       -         -        

Unincorporated Single Family 8           2           6           3             8
County Manufactured Homes 15         12         25         21           14

Multifamily -       -       -       -         -        
TOTAL 23         14         30         25           24

Source: Arizona State University; Cochise County; Applied Economics, 2005.
*Incomplete data  

 
Residential construction in the study region has been the lowest in the entire county over the past five 
years, with only 116 houses of any type authorized during that period.  Virtually all of that construction 
has occurred outside of Bisbee and has consisted of manufactured housing.  While this lack of home 
construction indicates serious problems in the city, there are additional factors to consider.  Bisbee is 
unusual in that it is essentially three towns under one official name.  Squeezed into the sides of the Mule 
Mountains the mining town developed in separate regions, Old Bisbee, Warren, and San Jose.  In its 
present form as an artists and tourism community, the Old Bisbee and Warren districts are the most 
recognizable and desirable for people choosing to relocate.  Unfortunately, those areas have had an 
Arizona Department of Environmental Quality (ADEQ) building moratorium in place since 1996, stifling 
new construction.  Work is currently underway to replace the antiquated wastewater collection system 
and construct a new treatment facility.  This work should be completed by mid-2005. 



 21

TABLE 15 
POTENTIAL NEW HOUSING UNITS BY DEVELOPMENT TIMELINE 

STUDY AREA 4: BISBEE 
 

Number Within 1 - 2 3 - 5 5 - 10 Over
Housing Type of Projects Active 1 year Years Years Years 10 years Total

Single Family 2.01 - 3.5 du/ac 2             41      30      -     -     -      -       71      
Single Family 3.51 - 4.5 du/ac 2             -     56      -     -     1,000  -       1,056 
Multifamily 12.0 du/ac & Over 1             -     -     -     -     350     -       350    
TOTAL 5             41      86      -     -     1,350  -       1,477 
Source: Cochise County; City of Bisbee; Applied Economics, 2005.  
 
The Bisbee Study Region contains the development potential for 1,477 housing units within identified 
residential projects as shown in Table 15.  Even with the lifting of the ADEQ moratorium there is little 
likelihood of any large scale development activity. 
 
Bisbee has an economic base of arts and tourism, and is the county seat.  Public employment accounts for 
the largest share of local employment, followed by retail and tourism related services.  While this base is 
expected to remain stable, it is not expected to experience a high level of growth.  This is partly due to 
the fact that the main asset is the city itself, as it is.  Development is likely to take place as individual 
construction or small projects. 
 
While still very much in the conceptual stage, there is a potential for a large, environmentally sound 
housing subdivision on the western edge of Bisbee, which is currently referred to as Red Mountain 
Village.  The site is about 1,000 acres, but the development concept suggests clustered housing with half 
of the site as open space.  While no actual plans have been submitted, an innovative plan of that type 
could be a good fit for that community, taking advantage of the enviable climate, beauty, history and 
artistic nature of the city.  If the project does come to fruition, it will likely be a few years in the future 
since the same property owner also has interests in Tombstone and those may receive attention first. 
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3.5 STUDY REGION 5: DOUGLAS 
 
The Douglas Study Region includes the southeastern quarter of Cochise County, containing over a 
million acres of land.  It is bordered on the east by New Mexico and on the south by Mexico.  It is served 
by Highway 80 along the border and Highway 191 to the north.  The region contains several mountain 
ranges, including the Chiracahua, Pedregosa, and Perilla ranges along the east, with most of the 
population located in the long, wide, Sulphur Springs Valley.  The region includes the City of Douglas, 
which is an international commerce point across the border from Agua Prieta, Mexico, and the 
unincorporated towns of Pirtleville, Elfrida, McNeal, and Portal. 

Land Ownership
Private
State
BLM
Federal
Other

Developments

Region 5:
Douglas

Douglas

Elfrida

Portal

 
TABLE 16 

LAND INVENTORY BY OWNERSHIP 
STUDY REGION 5: DOUGLAS 

 
Ownership Acres Square Miles Percent

Private 512,825             801                   46%
State of Arizona 342,284             535                   31%
BLM 25,592               40                     2%
Federal 238,535             373                   21%
Other 2,663                 4                       0%
TOTAL 1,121,900          1,753                

Source: Arizona State Land Department; Applied Economics, 2005.  
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Private land comprises nearly half (46 percent) of the property within the study region.  A sizeable 
amount of it is located along Highway 80 through the San Bernardino Valley in the east, with the 
majority located in the Sulphur Springs Valley that comprises most of the western half of the study 
region.  Most of this is sprawling grasslands supporting large ranches and some produce farms. 
 

TABLE 17 
RESIDENTIAL CONSTRUCTION 2000 – 2004 

STUDY REGION 5: DOUGLAS 
 

2000 2001 2002 2003 2004

Douglas* Single Family 15         6           -       -         29
Manufactured Homes -       -       -       -         -        
Multifamily 80         -       -       -         -        

Unincorporated Single Family 60         37         24         35           36
County Manufactured Homes 74         75         43         48           55

Multifamily -       -       -       -         -        
TOTAL 229       117       67         83           121

Source: Arizona State University; Cochise County; Applied Economics, 2005.
*Incomplete data  

 
Home construction has been very light in Douglas though stable in the remainder of the study region.  
Most of the region is ranchland, with some small towns along the highways and there is little impetus for 
growth.  The City of Douglas has experienced an economically difficult time since the closing of the 
copper smelting operations in the late 1980’s.  The U.S. Border Patrol has a large presence and there are 
two prisons, but in many cases employees for those agencies choose to not live near their workplace.  
Some home construction is likely to be replacement of older, dilapidated structures rather than an 
increase to inventory. 
 

TABLE 18 
POTENTIAL NEW HOUSING UNITS BY DEVELOPMENT TIMELINE 

STUDY REGION 5: DOUGLAS 
 

Number Within 1 - 2 3 - 5 5 - 10 Over
Housing Type of Projects Active 1 year Years Years Years 10 years Total

Single Family .1 - 2 du/ac 3             301    -     15      -     -      -       316    
Single Family 2.01 - 3.5 du/ac 3             82      131    301    -     -      -       514    
Single Family 3.51 - 4.5 du/ac 6             58      -     140    70      200     -       468    
Multifamily to 12 du/ac 2             -     -     40      -     80       -       120    
Multifamily 12.0 du/ac & Over 4             -     141    250    -     -      -       391    
TOTAL 18            441    272    746    70      280     -       1,809 
Source: Cochise County; City of Douglas; Applied Economics, 2005.  
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The Douglas Study Region contains the development potential for 1,809 housing units within identified 
residential projects.  Development in the rural areas of the region should continue much as it has in the 
past with individual construction on large lots.  Near the Town of Portal in the northeastern corner of the 
study region, a unique project for astronomers called Arizona Sky Village is under construction, but these 
are also large lot properties with a niche market, and not indicative of any wider trend.  Projects within 
the City of Douglas tend to be small, but interestingly also include a wider range of housing product than 
typically seen in other areas of Cochise County. 
 
Table 18 shows an estimate of when development should begin, and it should be noted that projected 
build out times for Douglas tend to be relatively lengthy, as a reflection of a lower level of demand. 
 
The most ambitious residential project in Douglas currently is the multiple-phase Rancho La Perilla 
master planned development on the north side of town.  Planning for this location has been under 
consideration for several years but home construction is currently underway.  It can be noted that of the 
potential housing currently identified in the city, there is very little in terms of long-range planning.  If 
this project proves to be successful there could be planning for similar projects in the future. 
 
While the Douglas economy has not overcome all of the negative effects from the last few years, 
progress is being made.  There are plans to add 200 beds to the Arizona State Prison, though no 
construction date has been set, and the Border Patrol is to add 150 employees this year and 370 more in 
the future to its Tucson sector, though it is not known at this time how many would be stationed at 
Douglas.  A commercial hydroponics greenhouse is being planned for the Douglas area that should 
employ 100 workers in its first phase and could be expanded in the future.  Increases in employment, and 
related indirect impacts in other sectors of the economy, should help make the housing market healthier 
than it has been recently. 
 
 
3.6 STUDY REGION 6: WILLCOX 
 
The Willcox Study Region includes most of the northeastern quarter of Cochise County, containing over 
a million acres of land.  Interstate 10 crosses the region from east to west, with Highway 186 connecting 
to the south and Highway 191 extending north and south from points on each side of Willcox.  Willcox, 
with a population of 3,900, is located on the interstate, as are the unincorporated towns of Bowie and San 
Simon.  Pearce/Sunsites are unincorporated places located to the south in the Sulphur Springs Valley, 
close to the Dragoon Mountains.  Aravaipa and Sulphur Springs Valleys are separated from the San 
Simon Valley by the Dos Cabezas and Chiracahua Mountains. 
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Land Ownership
Private
State
BLM
Federal
Other

Developments

Region 6:
WillcoxWillcox

Sunsites
Pearce

Bowie

San Simon

 
TABLE 19 

LAND INVENTORY BY OWNERSHIP 
STUDY REGION 6: WILLCOX 

 
Ownership Acres Square Miles Percent

Private 552,545             863                   43%
State of Arizona 387,500             605                   30%
BLM 231,891             362                   18%
Federal 102,588             160                   8%
Other 2,367                 4                       0%
TOTAL 1,276,891           1,995                  

Source: Arizona State Land Department; Applied Economics, 2005.  
 
Private land comprises 43 percent of the property within the study area, located primarily through the 
Aravaipa and Sulphur Springs Valleys and along the I-10 corridor.  The land is generally rolling hills 
containing ranches and farms with diverse types of produce, including nuts and wine grapes, and some 
grain and cotton farming. 
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TABLE 20 
RESIDENTIAL CONSTRUCTION 2000 – 2004 

STUDY REGION 6: WILLCOX 
 

2000 2001 2002 2003 2004

Willcox* Single Family 1           3           2           2             2
Manufactured Homes 8           9           13         11           12
Multifamily -       4           -       -         44

Unincorporated Single Family 45         32         24         39           47
County Manufactured Homes 56         83         61         103         78

Multifamily -       -       -       -         -        
TOTAL 109       132       100       155         184

Source: Arizona State University; Cochise County; Applied Economics, 2005.
*Incomplete data  

 
Residential construction the past five years has been stable, with manufactured houses comprising the 
majority of activity.  The region has not experienced much employment or population growth, although 
existing employment sectors have remained stable.  The Pearce/Sunsites area is producing a moderate 
amount of growth.  This unincorporated area contains a school, public library, a small commercial area, 
golf course, and new housing.  While primarily a retirement area, families probably comprise about 25 to 
30 percent of the population currently. 
 

TABLE 21 
POTENTIAL NEW HOUSING UNITS BY DEVELOPMENT TIMING 

STUDY REGION 6: WILLCOX 
 

Number Within 1 - 2 3 - 5 5 - 10 Over
Housing Type of Projects Active 1 year Years Years Years 10 years Total

Single Family 2.01 - 3.5 du/ac 2             -     -     -     -     3,639  -       3,639 
Single Family 3.51 - 4.5 du/ac 2             -     15      -     55      -      -       70      
Single Family 4.51 - 6 du/ac 3             41      -     -     -     220     220      481    
Multifamily to 12 du/ac 1             -     40      -     -     -      -       40      
Multifamily 12.0 du/ac & Over 1             32      -     -     -     -      -       32      
TOTAL 9             73      55      -     55      3,859  220      4,262 
Source: Cochise County; City of Willcox; Applied Economics, 2005.  
 
The Willcox Study Region contains the development potential for 4,262 housing units within identified 
residential projects.  Growth is expected to continue at a moderate pace within small projects for the next 
few years, with the potential for a higher level of growth in the future. 
 
Table 21 shows an estimate of when development should begin. As is the case with Douglas, it should be 
expected that projected build out times in Willcox would tend to be relatively long.  The two areas of the 
region with the strongest likelihood for significant future development activity are the City of Willcox, 
and the Pearce/Sunsites area. 
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Sunsites still has ample space for additional growth, and the location, roughly 50 miles from Douglas and 
30 from Willcox, on flat land against the singularly beautiful Dragoon Mountains makes the area 
attractive for retirement.  In short, it is fairly remote but not isolated.  There has been a considerable 
amount of speculative land activity in the area and while much of it may only be speculation, it does 
provide an indication of interest in the area. 
 
Willcox contains some substandard housing but the city is taking steps to improve the quality of housing 
and thereby improve the image of the city.  Most housing projects in the city for the near term are 
expected to be modest in nature and include a range of housing product.  While still very conceptual at 
this point, there is some interest toward development of a master planned community on the western edge 
of the city containing 2,000 to 5,000 housing units.  The land has no utility service currently and an 
actual development plan has not been produced as yet, but at least the interest exists.  Whether housing 
market growth will be driven by increased employment or retirement housing, as in the case of 
Lordsburg, New Mexico (located about 60 miles east on I-10), or some combination remains to be seen. 
 
The Willcox area remains a center for cattle trading and other agricultural pursuits, including a winery 
and hydroponic tomato greenhouses.  This agricultural activity has been a long-term feature of the area 
and can be expected to remain so in the future with potential for expansion.  For example, Eurofresh has 
expanded its greenhouse operations, which should add some employment.  In addition to agriculture, 
power generation plays a part in the local economy and the Bowie Power Station is expected to deliver 
power from the first of two units near the end of 2006, adding 40 to 50 permanent employees that will 
replace the influx of 350 to 400 jobs during the construction phase. 
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4.0 Demographic Projections 
 
In this section of the report, the demographic and development data detailed in Sections 2.0 and 3.0 are 
merged with assumptions about trends in occupancy and persons-per-household rates to develop long-
term demographic projections. These projections are prepared for the six Study Areas within Cochise 
County. Demographic data includes total population and households, population by age cohort, 
population by race, and median household income. These data are provided for the base year of 2000 and 
projected for five-year periods from 2005 to 2025. 
 
For the six Study Areas within Cochise County, County-level projections of new housing were allocated 
to each Study Area based on active development projects, known development plans, and overall 
development potential, as described in Section 3.0. The population and household projections for the 
Study Areas are aggregated to generate County totals. 
 
For all Study Areas, new housing projections are translated into new households using occupancy rates 
developed based on historic Census data, the market orientation of the new units being added to each 
Study Area, and the type of residents who are likely to occupy them. This analysis leads to projections of 
overall household size, which when applied to the number of occupied units results in forecasts of total 
population. The projection of household size, and subsequent projection of population by age group, is 
also affected by the racial and ethnic breakdown of the population in each area. Areas that already have 
very high concentrations of persons of Hispanic origin may see the non-white share of the population fall 
with new growth decreasing average household sizes. Other parts of the County that have historically 
been less ethnically diverse or contained high concentrations of seniors may experience significant 
increases in the Hispanic and school age population, increasing average household sizes. 
 
The breakdowns of population by age and by race are developed by using a modified shift-share 
approach for each Study Area, controlling the overall allocation to project trends for the County while 
explicitly accounting for housing growth. In this approach, the population for each five-year age cohort is 
adjusted for new construction based on the type of construction occurring in each Study Area and then 
shifted to the next age-cohort for the next projection period. The results from all Study Areas are then 
used to share out the total population in each group from the County-level projections to each Study 
Area. Projections of population by race use a similar approach, projecting population growth by race for 
each Study Area then adjusting the totals to match projected County data. 
 
Finally, projections of median household income are developed based on past trends and projected 
housing unit additions by type and value range. While it is not possible to project specific values for 
future housing, it is normally possible to characterize them for estimating income by looking at unit type 
and market segment. Household incomes are higher in single family housing units than in multifamily or 
manufactured housing units. Among single family units, the future market can be segmented into starter 
housing, move-up housing, luxury housing, and retirement housing. Each of these segments exhibits 
different income characteristics. These characteristics are adjusted for each Study Area based on current 
housing values to address the location (desirability) component of housing value. 
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4.1 COCHISE COUNTY 
 
Historic Census data for Cochise County shows that the population nearly doubled from about 62,000 in 
1970 to about 118,000 in 2000, as shown in Figure 1. This represents a long term compound annual 
growth rate of about 2.2 percent. Estimates for 2005, based on building permits issued in 2000 through 
2004, put the current population at about 132,000, representing 2.3 percent annual growth since 2000. 

FIGURE 1 
HISTORIC POPULATION GROWTH IN COCHISE COUNTY 

0

20,000

40,000

60,000

80,000

100,000

120,000

140,000

1970 1980 1990 2000 2005

Po
pu

la
tio

n

0.0%

0.5%

1.0%

1.5%

2.0%

2.5%

3.0%

3.5%

A
nn

ua
l G

ro
w

th
 R

at
e

Population
Growth Rate

 
 
Population projections developed by Applied Economics for this study indicate Cochise County’s 
population rising to about 190,000 persons by 2025, as shown in Figure 2. This represents a compound 
annual growth of about 2.0 percent over the projection period. The amount of growth in each period was 
determined by examining development and demographic trends in each study region. 
 

FIGURE 2 
PROJECTED POPULATION GROWTH IN COCHISE COUNTY 
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These projections are higher than those last prepared for Cochise County by SEAGO/DES that predict 
about 155,000 people by 2025. However, these projections were issued in 1997 and do not reflect the 
results of the 2000 Census, or the growth that has occurred since then. The projections developed in this 
analysis are also slightly higher than those obtained from the national demographic data source, Woods 
& Poole that shows about 172,000 people by 2025. But it is common for demographic projections from 
national vendors to underestimate growth in developing areas, especially rural developing areas. 
 
The projections developed by Applied Economics are based on expected level of housing absorption and 
market forces impacting occupancy and population per household rates. This information is calculated 
for each study region, with the County aggregation of those regions shown in Table 22.  
 

TABLE 22 
COCHISE COUNTY PROJECTIONS 

Housing New Occupancy Population Total     
Year Vacant Households Units  Units Rate     Per HH   Population

1990 5,692 34,546 40,238 85.9% 2.83 97,624
2000 7,233 43,893 51,126 10,888 85.9% 2.68 117,755
2005 8,235 49,597 57,832 6,706 85.8% 2.67 132,243
2010 9,299 54,832 64,131 6,299 85.5% 2.65 145,090
2015 10,856 61,452 72,308 8,177 85.0% 2.62 160,834
2020 12,674 69,010 81,684 9,376 84.5% 2.59 178,426
2025 14,285 75,539 89,824 8,140 84.1% 2.56 193,382

 
 
The overall age profile within Cochise County is expected to become older from 2000 to 2025, as the age 
cohorts representing residents 39 years and younger will decrease their shares while the age cohorts 40 
years and over are all projected to experience an increase in share. Population in the 15 to 19, and 20 to 
24 age brackets, those representing the largest source of full time college students, are both expected to 
grow significantly even as their share of population declines. Through 2025, overall growth should 
increase the number of persons age 15 to 19 by around 4,000, and the number age 20 to 24 by about 
4,500. 
 
The white population is projected to continue to hold the largest representation throughout the projection 
period, but its share is expected to steadily decline and drop just below the majority threshold in 2025 to 
49.3 percent. During this time, the Hispanic population is projected to increase its share substantially, 
from 30.7 percent in 2000, to 42.7 percent in 2025. Income is expected to grow, at an increasing rate, 
throughout the projection period with the median household income increasing 24.4 percent from 
$34,204 in 2000, to $42,558 in 2025. 
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The total population projection for each Study Region is shown in Table 23. The majority of the growth 
in the county is projected in the Benson and Sierra Vista study regions. However, the Willcox and 
Tombstone regions should also exhibit moderate rates of growth over the twenty year projection period. 
The sections that follow detail the projections by Study Region. 
 

TABLE 23 
COCHISE COLLEGE STUDY REGION PROJECTIONS 

Study Region / Name 1990 2000 2005 2010 2015 2020 2025

1 Benson 7,974 11,012 12,094 14,181 20,467 28,066 34,923
2 Sierra Vista 47,868 59,310 68,758 75,963 81,351 85,725 89,450
3 Tombstone 1,622 2,200 2,451 2,744 3,191 3,830 4,284
4 Bisbee 8,464 8,616 8,857 9,118 9,573 10,467 11,144
5 Douglas 22,317 24,427 26,510 28,424 30,214 31,632 32,853
6 Willcox 9,379 12,190 13,573 14,660 16,038 18,706 20,728

Grand Total 97,624 117,755 132,243 145,090 160,834 178,426 193,382

Source:
 2000 Estimates - U.S. Bureau of the Census, 2000.

Projections - Applied Economics, 2005.  
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4.2 STUDY REGION 1: BENSON 
 
Population within the Benson Study Region is projected to reach nearly 35,000 residents by 2025, a 217 
percent increase from the 2000 population of about 11,000. A substantial amount of residential 
development is expected to occur, causing a growth rate that is much higher than that of the County. The 
slightly increasing occupancy rates and slightly falling population per household rate make population 
growth nearly proportional to housing unit growth. Over 12,000 new units are expected to be added to 
the inventory of the region between 2005 and 2025. 
 
The age profile of the Study Region is projected to remain fairly stable, as increases in the retiree 
population are balanced by increases in younger persons stemming from large-scale development and 
economic growth. From 2000 to 2025, the share of the population under 15 years is expected to remain 
stable at about 18 percent of the population, while the population of young adults (ages 15 to 24) is 
projected to remain stable at about 11 percent. The proportion of residents of child-bearing ages (25 to 
49) is expect to increase from about 25.7 to about 28.6 percent between 2000 and 2025. Residents of 
retirement age (65 years and over) are expected to increase their share from 23.3 to 26.1 during the same 
period, bringing up the median age slightly. 
 
In 2000, the white ethnic group was a strong majority with 83.0 percent of the population, but is expected 
to decrease to 60.2 percent by 2025. Hispanic share of the population is expected to increase significantly 
from 14.4 percent in 2000, to 36.0 percent in 2025. Other races are projected to remain relatively stable. 
Household income is projected to grow at rates greater than that of the County. Median household 
income could reach about $41,400 by 2025, a 38.6 percent increase compared to 24.4 percent for Cochise 
County, again driven by new housing growth in the Study Region. 
 
4.3 STUDY REGION 2: SIERRA VISTA 
 
The population of the Sierra Vista Study Region is projected to approach 89,500 residents by 2025, a 50 
percent increase from the 2000 population of about 59,300. Residential development has been occurring 
at steadily increasing pace, running in the range of about 1,200 units per year. However, is seems to be 
reaching somewhat of a plateau, and is more and more driven by the retiree market. This is projected to 
result in slightly decreasing occupancy rates and household sizes, making projected population growth 
less than proportional to housing unit growth. Projected housing unit growth in the Study Region is still 
substantial however, with more than 12,000 new units projected to be added to the housing inventory 
between 2005 and 2025. 
 
The projected age profile of the Study Region shows a pronounced shift toward the older age groups, 
consistent with the strength of the retiree housing market. However, the associated increase in service 
and retail industry employment will cause the younger age cohorts to remain strong, with the offsetting 
difference coming predominantly from the child bearing segment of the population (ages 25 to 49).  The 
proportion of residents of child-bearing ages (25 to 49) is expect to decrease from about 34.7 to about 
29.1 percent between 2000 and 2025. The share of residents of retirement age (65 years and over) is 
expected to increase from 12.2 to 21.3 percent during the same period. 
 
The white population is projected to continue to comprise majority in the Study Region, decreasing to 
from 68.5 percent in 2000, to about 57.8 percent by 2025. Persons of Hispanic origin will increase from 
16.1 percent in 2000, to 29.5 percent in 2025. Household income is projected to grow at rates slightly 
lower than that of the County with median household income increasing by about 21 percent to $50,390, 
which is still much higher than the median of $42,558 projected for Cochise County. 
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4.4 STUDY AREA 3: TOMBSTONE 
 
There are relatively few known developments planned for the Tombstone Study Region at this time. 
Housing and population growth have been slow, with only about 450 housing units added over the past 
15 years. However, several new projects are planned that could increase that rate in the mid to long term. 
Like Sierra Vista, the long term population growth will likely be driven by empty-nesters and retirees, 
with associated decreases in occupancy rates and household sizes. Total population is expected to grow 
by over 90 percent to nearly 4,300 people by 2025. 
 
The Study Region’s projected age profile shows a pronounced shift toward the older age cohorts, 
consistent with the strength of the retiree housing market. The share of the population under 15 years, 
and 15 to 24 years is expect to decline, as is the share of residents of child-bearing age (25 to 49), 
decreasing from about 28.0 to about 23.1 percent between 2000 and 2025. The share of residents of 
retirement age (65 years and over) is expected to increase from 22.0 to 34.3 during the same period. 
 
Whites represented the majority of the population in 2000 at 76.2 percent, but are projected to fall to 55.4 
percent by 2025. The Hispanic share of the population is projected to increase from 20.0 percent in 2000 
to 40.7 percent in 2025. Household income in the region is projected to grow slower than that of the 
County. Median household income is projected to be about $33,200 by 2025, a 22.7 percent increase 
compared to 24.4 percent for Cochise County, again lower due to the retirees. 
 
4.5 STUDY AREA 4: BISBEE 
 
The population of the Bisbee Study Region has been very stable, increasing by only about 150 people 
during the 1990’s to about 8,600 people in 2000. Occupancy rates remained stable during that period, but 
population per household fell and will likely continue to do so. Only a small number of units have been 
added since 2000. However, the region has the potential for about 1,100 new units based on known 
projects that are projected to boost the population by over 29 percent to about 11,100 people by 2025. 
 
From 2000 to 2025, the shares of the population less than 15 years old, and 15 to 24 years old are 
projected to decline, while the empty nester (50 to 64) and retiree (65+) populations combined are 
expected to increase from 37.4 percent to 45.3 percent of the population. The proportion of residents of 
child-bearing ages (25 to 49) is expected to decrease from about 33.0 to about 26.4 percent. Residents of 
retirement age (65 years and over) are expected to increase their share from 23.3 to 26.1 during the same 
period, bringing up the median age slightly. 
 
The white population comprised a slim majority of the population of the region in 2000 at 57.3 percent, 
but is projected to decline to a minority of the population with 43.5 percent by 2025. Representation of 
Hispanics will increase from 39.9 percent in 2000, to 52.0 percent in 2025. Bisbee Study Region’s 
increase in median household income during the projection period will be outpaced by that of the 
County, 12.3 percent growth compared to 24.4 percent. Median household income is projected at about 
$32,300 in 2025, about $10,000 below the County median household income. 
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4.6 STUDY AREA 5: DOUGLAS 
 
The Douglas Study Region’s population is expected to grow by about 34 percent from 24,427 in 2000, to 
about 32,900 in 2025. This growth will be driven by the addition of about 2,400 new housing units, 
added a slow but steady pace throughout the projection period. The increasing population per household 
rate and stable occupancy rates result in population growth being slightly higher as compared to housing 
growth. 
 
The age profile of the Study Region is projected to remain fairly stable. From 2000 to 2025, the share of 
the population under 15 years is expected to increase slightly from 25.2 percent to 27.3 percent, while the 
population of young adults (ages 15 to 24) is projected to remain stable at about 16 percent. The 
proportion of residents of child-bearing ages (25 to 49) is expect to decrease slightly from about 33.8 to 
about 30.4 percent between 2000 and 2025. Residents of retirement age (65 years and over) are expected 
to remain stable at about 12 percent of the population. 
 
In 2000, the Hispanic ethnic group was a strong majority with 71.8 percent of the population, and it is 
projected to increase to about 80 percent of the population by 2025. This increase will be offset by a 
decline in the white share of the population from 24.4 percent in 2000, to 15.7 percent 2025. Other races 
are projected to remain relatively steady. The increase in median household income during the projection 
period will be outpaced by that of the County, 13.5 percent growth compared to 24.4 percent. Median 
household income is projected at about $25,600 in 2025, about $17,000 below the County median 
household income. 
 
4.7 STUDY AREA 6: WILLCOX 
 
Population within the Willcox Study Region is projected to reach nearly 20,800 residents by 2025, a 70 
percent increase from the 2000 population of 12,190. A steady amount of new development has been 
occurring, and development interest has been increasing that may result in faster growth rates in the 10- 
to 20-year timeframe. Over 4,200 new units are expected to be added to the inventory of the region 
between 2000 and 2025, most after 2015. The slightly increasing occupancy rates and slightly falling 
population per household rate make population growth nearly proportional to housing unit growth. 
 
The age profile of the Study Region is projected to remain fairly stable. From 2000 to 2025, the share of 
the population under 15 years is expected to growth slightly from 20 to 22 percent, while the population 
of young adults (ages 15 to 24) is projected to remain stable at about 11 percent. The proportion of 
residents of child-bearing ages (25 to 49) is expect to decrease from about 29.2 to about 27.6 percent 
between 2000 and 2025. Residents of retirement age (65 years and over) are expected to increase their 
share from 18.9 to 23.2 percent during the same period. 
 
Whites comprised a majority of the population in the Willcox Study Region in 2000 at 67.9 percent, but 
are projected to fall to about 50 percent by 2025. This decrease will likely be offset by an increase in the 
Hispanic population from 30.2 percent of the population in 2000, to 47.5 percent in 2025. Other races are 
projected to remain relatively stable. Household income is projected to grow at rates greater than that of 
the County. Median household income could reach about $37,100 by 2025, a 31.5 percent increase 
compared to 24.4 percent for Cochise County. 
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4.8 PROJECTION DATA 
 
Detailed demographic data for the base year of 2000 and 5-year projections from 2005 to 2025 are 
provided for Cochise County and each of the six Study Regions in the following tables.  
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COCHISE COLLEGE LONG TERM CAPITAL NEEDS ASSESSMENT
COCHISE COUNTY
DRAFT DEMOGRAPHIC PROJECTIONS

Owner Renter Housing New Occupancy Population Total     SEAGO Woods & Poole
Year Occupied Occupied Vacant Households Units  Units Rate     Per HH   Population (1997) (2004)

1990 21,983 12,563 5,692 34,546 40,238 85.9% 2.83 97,624
2000 29,546 14,347 7,233 43,893 51,126 10,888 85.9% 2.68 117,755 1.9% 121,825 118,080
2005 8,235 49,597 57,832 6,706 85.8% 2.67 132,243 2.3% 129,675 1.3% 126,960 1.5%
2010 9,299 54,832 64,131 6,299 85.5% 2.65 145,090 1.9% 137,025 1.1% 137,780 1.6%
2015 10,856 61,452 72,308 8,177 85.0% 2.62 160,834 2.1% 143,800 1.0% 148,860 1.6%
2020 12,674 69,010 81,684 9,376 84.5% 2.59 178,426 2.1% 150,000 0.8% 160,270 1.5%
2025 14,285 75,539 89,824 8,140 84.1% 2.56 193,382 1.6% 155,425 0.7% 172,070 1.4%

Under 5 75 and
Year Years 5 to 9 10 to 14 15 to 19 20 to 24 25 to 29 30 to 34 35 to 39 40 to 44 45 to 49 50 to 54 55 to 59 60 to 64 65 to 69 70 to 74 Over Total

1990 7,007 7,245 7,709 7,806 6,627 7,723 8,152 7,117 6,033 5,209 4,926 4,782 4,473 4,624 3,491 4,700 97,624
1995 7,358 8,085 8,320 7,961 6,944 6,738 8,141 8,310 7,532 6,669 5,935 5,380 5,128 4,557 4,292 5,411 106,758
2000 7,708 8,627 9,163 9,395 7,088 6,945 6,848 8,558 8,468 7,946 7,305 6,660 5,834 5,473 4,640 7,097 117,755
2005 8,871 8,886 9,263 10,668 9,515 7,352 7,607 7,893 8,635 9,287 8,375 8,665 6,779 6,419 5,807 8,221 132,243
2010 9,929 9,945 9,282 10,526 10,477 9,606 7,801 8,525 7,706 9,237 9,558 9,675 8,624 7,335 6,669 10,195 145,090
2015 11,227 11,237 10,483 10,642 10,463 10,721 10,419 8,808 8,428 8,238 9,647 11,257 9,839 9,569 7,848 12,006 160,834
2020 12,674 12,680 11,819 11,980 10,511 10,589 11,597 12,043 8,710 9,111 8,497 11,412 11,516 10,961 10,221 14,107 178,426
2025 13,990 13,989 13,031 13,198 11,564 10,442 11,103 13,070 11,902 9,225 9,296 9,672 11,371 12,392 11,333 17,805 193,382

African Native African Native
Year American Asian Hispanic American White Other Total American Asian Hispanic American White Other

2000 4,852 2,174 36,193 1,032 70,626 2,878 117,755 4.1% 1.8% 30.7% 0.9% 60.0% 2.4%
2005 5,371 2,596 43,513 1,131 76,448 3,184 132,243 4.1% 2.0% 32.9% 0.9% 57.8% 2.4%
2010 5,681 2,963 51,166 1,206 80,683 3,391 145,090 3.9% 2.0% 35.3% 0.8% 55.6% 2.3%
2015 5,835 3,317 60,436 1,281 86,352 3,613 160,834 3.6% 2.1% 37.6% 0.8% 53.7% 2.2%
2020 5,891 3,674 71,461 1,353 92,177 3,870 178,426 3.3% 2.1% 40.1% 0.8% 51.7% 2.2%
2025 5,875 4,019 82,595 1,395 95,405 4,093 193,382 3.0% 2.1% 42.7% 0.7% 49.3% 2.1%

Household
Income Per Capita Aggregate Aggregate

Year Median Mean Income Population Income  Med. Inc. HHs

2000 $34,204 $41,457 $15,453 117,755 1,819,687,000 1,501,323,406 43,893
2005 $36,499 $44,239 $16,592 132,243 2,194,134,624 49,597
2010 $38,226 $46,332 $17,510 145,090 2,540,491,506 54,832
2015 $39,698 $48,116 $18,384 160,834 2,956,813,870 61,452
2020 $41,117 $49,836 $19,275 178,426 3,439,175,948 69,010
2025 $42,558 $51,582 $20,149 193,382 3,896,482,674 75,539
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COCHISE COLLEGE LONG TERM CAPITAL NEEDS ASSESSMENT
STUDY REGION #1 - BENSON
DEMOGRAPHIC PROJECTIONS

Owner Renter Housing New Occupancy Population Total
Study A Occupied Occupied Vacant Households Units Units Rate Per HH Population

1990 2,378 726 550 3,168 3,718 85.2% 2.52 7,974
2000 3,637 924 1,306 4,561 5,867 2,149 77.7% 2.41 11,012
2005 1,413 5,036 6,449 582 78.1% 2.40 12,094
2010 1,632 5,937 7,569 1,120 78.4% 2.39 14,181
2015 2,319 8,615 10,934 3,365 78.8% 2.38 20,467
2020 3,129 11,878 15,007 4,073 79.1% 2.36 28,066
2025 3,832 14,861 18,693 3,686 79.5% 2.35 34,923

Under 5 75 and
Year Years 5 to 9 10 to 14 15 to 19 20 to 24 25 to 29 30 to 34 35 to 39 40 to 44 45 to 49 50 to 54 55 to 59 60 to 64 65 to 69 70 to 74 Over Total

1990 488 544 789 530 203 324 479 592 389 390 430 516 527 660 465 648 7,974
1995 533 632 704 601 467 262 505 576 674 570 585 630 633 635 596 721 9,320
2000 578 619 775 864 412 403 320 686 673 756 751 779 829 750 742 1,075 11,012
2005 663 644 654 917 861 437 444 394 734 796 850 951 857 934 763 1,195 12,094
2010 814 791 729 828 977 975 515 585 451 929 957 1,150 1,119 1,033 1,016 1,314 14,181
2015 1,215 1,180 1,087 1,122 1,073 1,347 1,398 824 814 693 1,358 1,576 1,646 1,639 1,366 2,129 20,467
2020 1,736 1,686 1,554 1,603 1,391 1,416 1,849 2,142 1,098 1,199 970 2,140 2,158 2,309 2,075 2,740 28,066
2025 2,237 2,173 2,002 2,065 1,792 1,655 1,753 2,554 2,575 1,458 1,513 1,379 2,644 2,731 2,637 3,755 34,923

African Native African Native
Year American Asian Hispanic American White Other Total American Asian Hispanic American White Other

2000 22 37 1,585 78 9,141 149 11,012 0.2% 0.3% 14.4% 0.7% 83.0% 1.4%
2005 23 52 2,263 78 9,487 191 12,094 0.2% 0.4% 18.7% 0.6% 78.4% 1.6%
2010 26 74 3,267 83 10,474 257 14,181 0.2% 0.5% 23.0% 0.6% 73.9% 1.8%
2015 35 126 5,599 107 14,182 418 20,467 0.2% 0.6% 27.4% 0.5% 69.3% 2.0%
2020 45 198 8,891 130 18,165 637 28,066 0.2% 0.7% 31.7% 0.5% 64.7% 2.3%
2025 52 279 12,572 140 21,007 873 34,923 0.2% 0.8% 36.0% 0.4% 60.2% 2.5%

Household
Income Per Capita Aggregate Aggregate

Year Median Mean Income Population Income  Med. Inc. HHs

2000 $29,834 $39,274 $16,267 11,012 179,129,000 136,070,716 4,561
2005 $31,191 $41,061 $17,098 12,094 206,784,064 5,036
2010 $33,121 $43,602 $18,254 14,181 258,864,532 5,937
2015 $36,475 $48,018 $20,212 20,467 413,671,062 8,615
2020 $39,227 $51,640 $21,855 28,066 613,375,483 11,878
2025 $41,373 $54,465 $23,177 34,923 809,397,393 14,861
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 COCHISE COLLEGE LONG TERM CAPITAL NEEDS ASSESSMENT
STUDY REGION #2 - SIERRA VISTA
DEMOGRAPHIC PROJECTIONS

Owner Renter Housing New Occupancy Population Total
Study A Occupied Occupied Vacant Households Units Units Rate Per HH Population

1990 9,635 7,644 1,790 17,678 19,468 90.8% 2.71 47,868
2000 14,066 8,359 2,512 22,425 24,937 5,469 89.9% 2.64 59,310
2005 3,264 26,245 29,509 4,572 88.9% 2.62 68,758
2010 4,009 29,274 33,283 3,774 88.0% 2.59 75,963
2015 4,742 31,655 36,397 3,114 87.0% 2.57 81,351
2020 5,490 33,684 39,174 2,777 86.0% 2.54 85,725
2025 6,264 35,496 41,760 2,586 85.0% 2.52 89,450

Under 5 75 and
Year Years 5 to 9 10 to 14 15 to 19 20 to 24 25 to 29 30 to 34 35 to 39 40 to 44 45 to 49 50 to 54 55 to 59 60 to 64 65 to 69 70 to 74 Over Total

1990 3,629 3,498 3,631 3,708 4,159 4,444 4,643 3,677 3,234 2,732 2,450 2,179 1,797 1,591 1,249 1,247 47,868
1995 3,821 4,032 4,104 3,898 3,790 4,000 4,586 4,366 3,893 3,468 3,020 2,518 2,360 1,836 1,587 1,936 53,212
2000 4,013 4,484 4,435 4,709 4,164 3,871 3,840 4,728 4,089 4,109 3,702 3,308 2,586 2,540 1,874 2,858 59,310
2005 4,671 4,633 4,910 5,330 5,314 4,329 4,187 4,427 4,717 4,532 4,327 4,391 3,410 3,017 2,956 3,608 68,758
2010 5,155 5,113 4,810 5,595 5,704 5,239 4,440 4,577 4,188 4,958 4,526 4,866 4,292 3,773 3,330 5,397 75,963
2015 5,611 5,566 5,236 5,406 5,905 5,546 5,300 4,787 4,270 4,341 4,883 5,020 4,692 4,684 4,107 5,996 81,351
2020 5,980 5,931 5,580 5,762 5,587 5,621 5,492 5,594 4,373 4,334 4,186 5,303 4,739 5,013 4,991 7,240 85,725
2025 6,341 6,289 5,917 6,110 5,924 5,291 5,540 5,769 5,084 4,416 4,158 4,523 4,980 5,038 5,315 8,755 89,450

African Native African Native
Year American Asian Hispanic American White Other Total American Asian Hispanic American White Other

2000 4,346 1,944 9,520 564 40,649 2,287 59,310 7.3% 3.3% 16.1% 1.0% 68.5% 3.9%
2005 4,814 2,319 12,886 633 45,641 2,465 68,758 7.0% 3.4% 18.7% 0.9% 66.4% 3.6%
2010 5,072 2,633 16,279 676 48,786 2,517 75,963 6.7% 3.5% 21.4% 0.9% 64.2% 3.3%
2015 5,167 2,897 19,622 700 50,490 2,475 81,351 6.4% 3.6% 24.1% 0.9% 62.1% 3.0%
2020 5,165 3,134 22,983 712 51,355 2,376 85,725 6.0% 3.7% 26.8% 0.8% 59.9% 2.8%
2025 5,099 3,354 26,388 716 51,657 2,236 89,450 5.7% 3.8% 29.5% 0.8% 57.8% 2.5%

Household
Income Per Capita Aggregate Aggregate

Year Median Mean Income Population Income  Med. Inc. HHs

2000 $41,432 $47,654 $18,018 59,310 1,068,638,200 929115982 22,425
2005 $43,592 $50,138 $19,138 68,758 1,315,869,990 26,245
2010 $45,448 $52,273 $20,144 75,963 1,530,232,766 29,274
2015 $47,133 $54,211 $21,094 81,351 1,716,044,698 31,655
2020 $48,764 $56,087 $22,038 85,725 1,889,240,579 33,684
2025 $50,390 $57,957 $22,999 89,450 2,057,248,925 35,496
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 COCHISE COLLEGE LONG TERM CAPITAL NEEDS ASSESSMENT
STUDY REGION #3 - TOMBSTONE
DEMOGRAPHIC PROJECTIONS

Owner Renter Housing New Occupancy Population Total
Study A Occupied Occupied Vacant Households Units Units Rate Per HH Population

1990 530 218 170 754 924 81.6% 2.15 1,622
2000 732 277 225 1,009 1,234 310 81.8% 2.18 2,200
2005 254 1,119 1,373 139 81.5% 2.19 2,451
2010 287 1,247 1,534 161 81.3% 2.20 2,744
2015 338 1,444 1,782 248 81.0% 2.21 3,191
2020 411 1,725 2,136 354 80.8% 2.22 3,830
2025 465 1,921 2,386 250 80.5% 2.23 4,284

Under 5 75 and
Year Years 5 to 9 10 to 14 15 to 19 20 to 24 25 to 29 30 to 34 35 to 39 40 to 44 45 to 49 50 to 54 55 to 59 60 to 64 65 to 69 70 to 74 Over Total

1990 76 98 106 91 57 58 95 68 95 96 135 103 152 145 115 132 1,622
1995 80 109 107 90 84 66 86 132 126 136 144 170 117 150 124 178 1,897
2000 84 109 142 116 74 77 74 113 169 184 177 191 204 131 147 208 2,200
2005 89 107 110 144 106 72 91 97 141 231 229 238 194 223 122 256 2,451
2010 98 118 111 115 136 106 88 123 125 199 298 319 251 220 216 221 2,744
2015 107 129 122 116 108 136 130 119 159 176 256 414 335 283 212 388 3,191
2020 129 154 146 139 119 119 182 191 167 244 247 389 474 413 298 417 3,830
2025 141 169 160 153 131 120 145 245 246 236 314 344 408 535 399 537 4,284

African Native African Native
Year American Asian Hispanic American White Other Total American Asian Hispanic American White Other

2000 0 18 441 11 1,677 53 2,200 0.0% 0.8% 20.0% 0.5% 76.2% 2.4%
2005 1 20 593 12 1,766 59 2,451 0.0% 0.8% 24.2% 0.5% 72.1% 2.4%
2010 2 22 777 13 1,863 67 2,744 0.1% 0.8% 28.3% 0.5% 67.9% 2.4%
2015 4 26 1,035 14 2,033 79 3,191 0.1% 0.8% 32.4% 0.4% 63.7% 2.5%
2020 6 31 1,401 16 2,281 95 3,830 0.2% 0.8% 36.6% 0.4% 59.6% 2.5%
2025 9 34 1,744 17 2,373 107 4,284 0.2% 0.8% 40.7% 0.4% 55.4% 2.5%

Household
Income Per Capita Aggregate Aggregate

Year Median Mean Income Population Income  Med. Inc. HHs

2000 $27,089 $34,477 $15,812 2,200 34,786,800 27332556 1,009
2005 $28,046 $35,695 $16,296 2,451 39,942,280 1,119
2010 $29,104 $37,041 $16,833 2,744 46,190,123 1,247
2015 $30,427 $38,725 $17,524 3,191 55,919,589 1,444
2020 $31,987 $40,711 $18,336 3,830 70,226,363 1,725
2025 $33,249 $42,316 $18,975 4,284 81,289,854 1,921
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 COCHISE COLLEGE LONG TERM CAPITAL NEEDS ASSESSMENT
STUDY REGION #4 - BISBEE
DEMOGRAPHIC PROJECTIONS

Owner Renter Housing New Occupancy Population Total
Study A Occupied Occupied Vacant Households Units Units Rate Per HH Population

1990 2,407 982 618 3,397 4,015 84.6% 2.49 8,464
2000 2,580 1,129 695 3,709 4,404 389 84.2% 2.32 8,616
2005 684 3,837 4,521 117 84.9% 2.31 8,857
2010 673 3,975 4,648 127 85.5% 2.29 9,118
2015 673 4,200 4,873 225 86.2% 2.28 9,573
2020 701 4,622 5,323 450 86.8% 2.26 10,467
2025 708 4,953 5,661 338 87.5% 2.25 11,144

Under 5 75 and
Year Years 5 to 9 10 to 14 15 to 19 20 to 24 25 to 29 30 to 34 35 to 39 40 to 44 45 to 49 50 to 54 55 to 59 60 to 64 65 to 69 70 to 74 Over Total

1990 542 680 538 593 451 468 619 717 595 471 327 427 504 535 395 602 8,464
1995 512 558 617 456 541 482 501 648 675 625 485 402 433 451 457 612 8,453
2000 481 560 573 554 373 488 513 534 677 633 654 499 476 439 398 764 8,616
2005 514 519 530 557 544 360 543 585 532 689 643 749 511 499 394 689 8,857
2010 544 550 487 511 542 521 398 614 578 537 694 730 761 532 444 676 9,118
2015 583 588 521 474 503 525 581 454 613 589 547 797 750 800 478 770 9,573
2020 654 661 585 532 489 510 614 696 476 656 629 658 857 827 754 869 10,467
2025 705 712 630 574 527 477 573 706 700 488 672 727 680 908 748 1,316 11,144

African Native African Native
Year American Asian Hispanic American White Other Total American Asian Hispanic American White Other

2000 35 35 3,438 73 4,937 98 8,616 0.4% 0.4% 39.9% 0.8% 57.3% 1.1%
2005 35 45 3,748 74 4,830 125 8,857 0.4% 0.5% 42.3% 0.8% 54.5% 1.4%
2010 35 55 4,080 76 4,719 153 9,118 0.4% 0.6% 44.7% 0.8% 51.8% 1.7%
2015 36 67 4,515 78 4,690 187 9,573 0.4% 0.7% 47.2% 0.8% 49.0% 2.0%
2020 38 84 5,190 85 4,837 233 10,467 0.4% 0.8% 49.6% 0.8% 46.2% 2.2%
2025 39 100 5,795 89 4,842 279 11,144 0.4% 0.9% 52.0% 0.8% 43.5% 2.5%

Household
Income Per Capita Aggregate Aggregate

Year Median Mean Income Population Income  Med. Inc. HHs

2000 $28,702 $36,648 $15,776 8,616 135,928,300 1.06E+08 3,709
2005 $29,270 $37,374 $16,191 8,857 143,403,927 3,837
2010 $29,880 $38,153 $16,633 9,118 151,657,147 3,975
2015 $30,564 $39,026 $17,122 9,573 163,909,417 4,200
2020 $31,405 $40,100 $17,707 10,467 185,343,142 4,622
2025 $32,257 $41,188 $18,306 11,144 204,002,508 4,953
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COCHISE COLLEGE LONG TERM CAPITAL NEEDS ASSESSMENT
STUDY REGION #5 - DOUGLAS
DEMOGRAPHIC PROJECTIONS

Owner Renter Housing New Occupancy Population Total
Study A Occupied Occupied Vacant Households Units Units Rate Per HH Population

1990 4,319 2,124 995 6,379 7,374 86.5% 3.50 22,317
2000 4,918 2,472 1,334 7,390 8,724 1,350 84.7% 3.31 24,427
2005 1,367 7,974 9,341 617 85.4% 3.32 26,510
2010 1,386 8,535 9,921 580 86.0% 3.33 28,424
2015 1,394 9,071 10,465 544 86.7% 3.33 30,214
2020 1,376 9,497 10,873 408 87.3% 3.33 31,632
2025 1,338 9,813 11,151 278 88.0% 3.35 32,853

Under 5 75 and
Year Years 5 to 9 10 to 14 15 to 19 20 to 24 25 to 29 30 to 34 35 to 39 40 to 44 45 to 49 50 to 54 55 to 59 60 to 64 65 to 69 70 to 74 Over Total

1990 1,716 1,704 1,918 2,326 1,429 1,925 1,779 1,426 1,228 1,012 1,091 1,016 951 920 739 1,137 22,317
1995 1,770 1,993 1,978 2,282 1,512 1,482 1,851 1,814 1,483 1,199 1,051 1,048 959 926 830 1,145 23,320
2000 1,823 2,061 2,269 2,251 1,521 1,561 1,534 1,777 1,848 1,540 1,169 1,089 1,005 901 901 1,177 24,427
2005 2,073 2,103 2,214 2,729 1,864 1,567 1,673 1,643 1,756 1,923 1,491 1,262 968 960 863 1,421 26,510
2010 2,345 2,379 2,248 2,650 2,249 1,910 1,670 1,782 1,616 1,818 1,852 1,601 1,115 920 915 1,354 28,424
2015 2,599 2,637 2,491 2,636 2,139 2,258 1,996 1,744 1,718 1,639 1,716 1,949 1,387 1,039 859 1,407 30,214
2020 2,826 2,867 2,709 2,865 2,087 2,107 2,314 2,044 1,648 1,709 1,517 1,771 1,656 1,267 952 1,295 31,632
2025 3,019 3,062 2,894 3,061 2,229 2,020 2,122 2,328 1,898 1,611 1,554 1,538 1,479 1,486 1,141 1,410 32,853

African Native African Native
Year American Asian Hispanic American White Other Total American Asian Hispanic American White Other

2000 438 105 17,530 251 5,951 152 24,427 1.8% 0.4% 71.8% 1.0% 24.4% 0.6%
2005 486 115 19,456 271 5,997 185 26,510 1.8% 0.4% 73.4% 1.0% 22.6% 0.7%
2010 533 124 21,323 289 5,935 220 28,424 1.9% 0.4% 75.0% 1.0% 20.9% 0.8%
2015 579 134 23,158 305 5,782 256 30,214 1.9% 0.4% 76.6% 1.0% 19.1% 0.8%
2020 620 141 24,759 318 5,502 292 31,632 2.0% 0.4% 78.3% 1.0% 17.4% 0.9%
2025 657 148 26,250 329 5,140 329 32,853 2.0% 0.5% 79.9% 1.0% 15.7% 1.0%

Household
Income Per Capita Aggregate Aggregate

Year Median Mean Income Population Income  Med. Inc. HHs

2000 $22,584 $31,260 $9,457 24,427 231,013,800 1.67E+08 7,390
2005 $23,136 $32,025 $9,633 26,510 255,365,066 7,974
2010 $23,732 $32,850 $9,864 28,424 280,373,977 8,535
2015 $24,367 $33,728 $10,126 30,214 305,946,922 9,071
2020 $25,007 $34,614 $10,392 31,632 328,727,338 9,497
2025 $25,641 $35,492 $10,601 32,853 348,279,065 9,813
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COCHISE COLLEGE LONG TERM CAPITAL NEEDS ASSESSMENT
STUDY REGION #6 - WILLCOX
DEMOGRAPHIC PROJECTIONS

Owner Renter Housing New Occupancy Population Total
Study A Occupied Occupied Vacant Households Units Units Rate Per HH Population

1990 2,717 866 975 3,764 4,739 79.4% 2.49 9,379
2000 3,613 1,186 1,161 4,799 5,960 80.5% 2.54 12,190
2005 1,254 5,386 6,640 680 81.1% 2.52 13,573
2010 1,313 5,864 7,177 537 81.7% 2.50 14,660
2015 1,391 6,467 7,858 681 82.3% 2.48 16,038
2020 1,568 7,604 9,172 1,314 82.9% 2.46 18,706
2025 1,679 8,495 10,174 1,002 83.5% 2.44 20,728

Under 5 75 and
Year Years 5 to 9 10 to 14 15 to 19 20 to 24 25 to 29 30 to 34 35 to 39 40 to 44 45 to 49 50 to 54 55 to 59 60 to 64 65 to 69 70 to 74 Over Total

1990 556 721 727 558 328 504 537 637 492 508 493 541 542 773 528 934 9,379
1995 643 763 811 636 552 448 612 775 681 672 651 614 627 560 698 818 10,557
2000 729 794 969 901 544 545 567 720 1,012 724 852 794 734 712 578 1,015 12,190
2005 861 881 846 990 827 588 669 748 754 1,116 834 1,076 839 785 709 1,052 13,573
2010 973 996 898 827 869 855 690 843 749 796 1,230 1,008 1,087 858 747 1,233 14,660
2015 1,111 1,137 1,026 888 734 909 1,014 880 855 799 887 1,502 1,030 1,125 826 1,316 16,038
2020 1,349 1,381 1,246 1,078 838 816 1,146 1,375 948 969 947 1,151 1,632 1,132 1,151 1,546 18,706
2025 1,547 1,583 1,428 1,236 960 879 971 1,467 1,398 1,015 1,084 1,161 1,180 1,694 1,094 2,032 20,728

African Native African Native
Year American Asian Hispanic American White Other Total American Asian Hispanic American White Other

2000 11 35 3,679 55 8,271 139 12,190 0.1% 0.3% 30.2% 0.5% 67.9% 1.1%
2005 12 45 4,567 63 8,727 159 13,573 0.1% 0.3% 33.6% 0.5% 64.3% 1.2%
2010 13 55 5,440 69 8,906 177 14,660 0.1% 0.4% 37.1% 0.5% 60.8% 1.2%
2015 14 67 6,507 77 9,175 198 16,038 0.1% 0.4% 40.6% 0.5% 57.2% 1.2%
2020 17 86 8,237 92 10,037 237 18,706 0.1% 0.5% 44.0% 0.5% 53.7% 1.3%
2025 19 104 9,846 104 10,386 269 20,728 0.1% 0.5% 47.5% 0.5% 50.1% 1.3%

Household
Income Per Capita Aggregate Aggregate

Year Median Mean Income Population Income  Med. Inc. HHs

2000 $28,225 $35,464 $13,962 12,190 170,190,900 135453967 4,799
2005 $34,397 $43,217 $17,149 13,573 232,769,297 5,386
2010 $37,077 $46,585 $18,634 14,660 273,172,963 5,864
2015 $37,084 $46,594 $18,788 16,038 301,322,181 6,467
2020 $36,871 $46,326 $18,832 18,706 352,263,043 7,604
2025 $37,126 $46,647 $19,117 20,728 396,264,929 8,495
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COCHISE COLLEGE LONG TERM CAPITAL NEEDS ASSESSMENT
DEMOGRAPHIC PROFILE

COCHISE COUNTY

Total Population 117,755 100.0% Educational Attainment 75,774 100.0%
(Population 25 and Over)

By Age:
Under 5 7,708 6.5% Less Than 9th Grade 7,112 9.4%
5 to 9 8,627 7.3% Less Than High School 8,451 11.2%
10 to 14 9,163 7.8% High School 18,670 24.6%
15 to 19 9,395 8.0% Some College 20,742 27.4%
20 to 24 7,088 6.0% Associates 6,552 8.6%
25 to 29 6,945 5.9% Bachelors 9,390 12.4%
30 to 34 6,848 5.8% Masters 3,723 4.9%
35 to 39 8,558 7.3% Professional 777 1.0%
40 to 44 8,468 7.2% Doctorate 357 0.5%
45 to 49 7,946 6.7%
50 to 54 7,305 6.2% Employment 90,424 100.0%
55 to 59 6,660 5.7% (Population 16 and Over)
60 to 64 5,834 5.0%
65 to 69 5,473 4.6% Employed 42,626 47.1%
70 to 74 4,640 3.9% Unemployed 3,076 3.4%
75 or over 7,097 6.0% Unemployment Rate 6.7%

Military 5,271 5.8%
By Race & Ethnicity: Not in the Labor Force 39,451 43.6%
African American 4,852 4.1%
Asian 2,174 1.8% Occupation 42,054 100.0%
Hispanic 36,193 30.7% (Employed Persons)
Native American 1,032 0.9%
White 70,626 60.0% Management 4,739 11.3%
Other 2,878 2.4% Professional 8,137 19.3%

Service 9,075 21.6%
Housing Units 51,126 100.0% Sales 5,073 12.1%

Administrative 6,470 15.4%
Occupied: 43,893 85.9% Construction 4,559 10.8%
   Owner 29,546 57.8% Production 1,735 4.1%
   Renter 14,347 28.1% Transportation 2,266 5.4%
Vacant 7,233 14.1%

Commuting 45,054 100.0%
Income (Workers 16 and Over)

Median Household $34,202 Under 5 Minutes 1,858 4.1%
Mean Household $41,455 5 to 14 Minutes 12,235 27.2%
Per Capita $15,453 15 to 29 Minutes 11,035 24.5%

30 to 44 Minutes 8,841 19.6%
45 to 59 Minutes 5,423 12.0%
60 or More Minutes 4,325 9.6%
Work at Home 1,337 3.0%

Sources:
U.S. Bureau of Census, 2000.
Applied Economics, 2005.  
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COCHISE COLLEGE LONG TERM CAPITAL NEEDS ASSESSMENT
DEMOGRAPHIC PROFILE

STUDY REGION #1: BENSON

Total Population 11,012 100.0% Educational Attainment 7,764 100.0%
(Population 25 and Over)

By Age:
Under 5 578 5.2% Less Than 9th Grade 633 8.2%
5 to 9 619 5.6% Less Than High School 1,053 13.6%
10 to 14 775 7.0% High School 2,244 28.9%
15 to 19 864 7.8% Some College 2,130 27.4%
20 to 24 412 3.7% Associates 484 6.2%
25 to 29 403 3.7% Bachelors 810 10.4%
30 to 34 320 2.9% Masters 298 3.8%
35 to 39 686 6.2% Professional 61 0.8%
40 to 44 673 6.1% Doctorate 51 0.7%
45 to 49 756 6.9%
50 to 54 751 6.8% Employment 8,843 100.0%
55 to 59 779 7.1% (Population 16 and Over)
60 to 64 829 7.5%
65 to 69 750 6.8% Employed 3,930 44.4%
70 to 74 742 6.7% Unemployed 389 4.4%
75 or over 1,075 9.8% Unemployment Rate 9.0%

Military 28 0.3%
By Race & Ethnicity: Not in the Labor Force 4,496 50.8%
African American 22 0.2%
Asian 37 0.3% Occupation 3,907 100.0%
Hispanic 1,585 14.4% (Employed Persons)
Native American 78 0.7%
White 9,141 83.0% Management 430 11.0%
Other 149 1.4% Professional 597 15.3%

Service 816 20.9%
Housing Units 5,867 100.0% Sales 436 11.2%

Administrative 524 13.4%
Occupied: 4,561 77.7% Construction 616 15.8%
   Owner 3,637 62.0% Production 193 4.9%
   Renter 924 15.7% Transportation 295 7.6%
Vacant 1,306 22.3%

Commuting 18,470 100.0%
Income (Workers 16 and Over)

Median Household $29,840 Under 5 Minutes 365 2.0%
Mean Household $39,283 5 to 14 Minutes 3,222 17.4%
Per Capita $16,267 15 to 29 Minutes 4,675 25.3%

30 to 44 Minutes 4,423 23.9%
45 to 59 Minutes 3,009 16.3%
60 or More Minutes 2,125 11.5%
Work at Home 651 3.5%

Sources:
U.S. Bureau of Census, 2000.
Applied Economics, 2005.  
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COCHISE COLLEGE LONG TERM CAPITAL NEEDS ASSESSMENT
DEMOGRAPHIC PROFILE

STUDY REGION #2: SIERRA VISTA

Total Population 59,310 100.0% Educational Attainment 37,505 100.0%
(Population 25 and Over)

By Age:
Under 5 4,013 6.8% Less Than 9th Grade 1,382 3.7%
5 to 9 4,484 7.6% Less Than High School 2,629 7.0%
10 to 14 4,435 7.5% High School 8,557 22.8%
15 to 19 4,709 7.9% Some College 11,682 31.1%
20 to 24 4,164 7.0% Associates 4,222 11.3%
25 to 29 3,871 6.5% Bachelors 6,133 16.4%
30 to 34 3,840 6.5% Masters 2,356 6.3%
35 to 39 4,728 8.0% Professional 420 1.1%
40 to 44 4,089 6.9% Doctorate 124 0.3%
45 to 49 4,109 6.9%
50 to 54 3,702 6.2% Employment 45,515 100.0%
55 to 59 3,308 5.6% (Population 16 and Over)
60 to 64 2,586 4.4%
65 to 69 2,540 4.3% Employed 22,977 50.5%
70 to 74 1,874 3.2% Unemployed 1,160 2.5%
75 or over 2,858 4.8% Unemployment Rate 4.8%

Military 5,228 11.5%
By Race & Ethnicity: Not in the Labor Force 16,150 35.5%
African American 4,346 7.3%
Asian 1,944 3.3% Occupation 22,922 100.0%
Hispanic 9,520 16.1% (Employed Persons)
Native American 564 1.0%
White 40,649 68.5% Management 2,684 11.7%
Other 2,287 3.9% Professional 5,227 22.8%

Service 4,422 19.3%
Housing Units 24,937 100.0% Sales 2,608 11.4%

Administrative 3,884 16.9%
Occupied: 22,425 89.9% Construction 2,278 9.9%
   Owner 14,066 56.4% Production 836 3.6%
   Renter 8,359 33.5% Transportation 983 4.3%
Vacant 2,512 10.1%

Commuting 1,450 100.0%
Income (Workers 16 and Over)

Median Household $41,432 Under 5 Minutes 119 8.2%
Mean Household $47,654 5 to 14 Minutes 342 23.6%
Per Capita $18,018 15 to 29 Minutes 138 9.5%

30 to 44 Minutes 273 18.8%
45 to 59 Minutes 282 19.4%
60 or More Minutes 257 17.7%
Work at Home 39 2.7%

Sources:
U.S. Bureau of Census, 2000.
Applied Economics, 2005.  
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COCHISE COLLEGE LONG TERM CAPITAL NEEDS ASSESSMENT
DEMOGRAPHIC PROFILE

STUDY REGION #3: TOMBSTONE

Total Population 2,200 100.0% Educational Attainment 1,675 100.0%
(Population 25 and Over)

By Age:
Under 5 84 3.8% Less Than 9th Grade 130 7.8%
5 to 9 109 5.0% Less Than High School 225 13.4%
10 to 14 142 6.5% High School 555 33.1%
15 to 19 116 5.3% Some College 400 23.9%
20 to 24 74 3.4% Associates 139 8.3%
25 to 29 77 3.5% Bachelors 137 8.2%
30 to 34 74 3.4% Masters 56 3.3%
35 to 39 113 5.1% Professional 19 1.1%
40 to 44 169 7.7% Doctorate 14 0.8%
45 to 49 184 8.4%
50 to 54 177 8.0% Employment 1,845 100.0%
55 to 59 191 8.7% (Population 16 and Over)
60 to 64 204 9.3%
65 to 69 131 6.0% Employed 932 50.5%
70 to 74 147 6.7% Unemployed 50 2.7%
75 or over 208 9.5% Unemployment Rate 5.1%

Military 2 0.1%
By Race & Ethnicity: Not in the Labor Force 861 46.7%
African American 0 0.0%
Asian 18 0.8% Occupation 923 100.0%
Hispanic 441 20.0% (Employed Persons)
Native American 11 0.5%
White 1,677 76.2% Management 102 11.1%
Other 53 2.4% Professional 134 14.5%

Service 214 23.2%
Housing Units 1,234 100.0% Sales 149 16.1%

Administrative 122 13.2%
Occupied: 1,009 81.8% Construction 115 12.5%
   Owner 732 59.3% Production 43 4.7%
   Renter 277 22.4% Transportation 44 4.8%
Vacant 225 18.2%

Commuting 3,216 100.0%
Income (Workers 16 and Over)

Median Household $27,278 Under 5 Minutes 145 4.5%
Mean Household $34,717 5 to 14 Minutes 763 23.7%
Per Capita $15,812 15 to 29 Minutes 624 19.4%

30 to 44 Minutes 566 17.6%
45 to 59 Minutes 441 13.7%
60 or More Minutes 623 19.4%
Work at Home 54 1.7%

Sources:
U.S. Bureau of Census, 2000.
Applied Economics, 2005.  
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COCHISE COLLEGE LONG TERM CAPITAL NEEDS ASSESSMENT
DEMOGRAPHIC PROFILE

STUDY REGION #4: BISBEE

Total Population 8,616 100.0% Educational Attainment 6,075 100.0%
(Population 25 and Over)

By Age:
Under 5 481 5.6% Less Than 9th Grade 633 10.4%
5 to 9 560 6.5% Less Than High School 645 10.6%
10 to 14 573 6.7% High School 1,307 21.5%
15 to 19 554 6.4% Some College 1,627 26.8%
20 to 24 373 4.3% Associates 535 8.8%
25 to 29 488 5.7% Bachelors 794 13.1%
30 to 34 513 6.0% Masters 385 6.3%
35 to 39 534 6.2% Professional 79 1.3%
40 to 44 677 7.9% Doctorate 70 1.2%
45 to 49 633 7.3%
50 to 54 654 7.6% Employment 6,851 100.0%
55 to 59 499 5.8% (Population 16 and Over)
60 to 64 476 5.5%
65 to 69 439 5.1% Employed 3,346 48.8%
70 to 74 398 4.6% Unemployed 276 4.0%
75 or over 764 8.9% Unemployment Rate 7.6%

Military 3 0.0%
By Race & Ethnicity: Not in the Labor Force 3,226 47.1%
African American 35 0.4%
Asian 35 0.4% Occupation 3,331 100.0%
Hispanic 3,438 39.9% (Employed Persons)
Native American 73 0.8%
White 4,937 57.3% Management 304 9.1%
Other 98 1.1% Professional 608 18.3%

Service 829 24.9%
Housing Units 4,404 100.0% Sales 450 13.5%

Administrative 562 16.9%
Occupied: 3,709 84.2% Construction 302 9.1%
   Owner 2,580 58.6% Production 108 3.2%
   Renter 1,129 25.6% Transportation 168 5.0%
Vacant 695 15.8%

Commuting 15,032 100.0%
Income (Workers 16 and Over)

Median Household $28,873 Under 5 Minutes 849 5.6%
Mean Household $36,867 5 to 14 Minutes 6,292 41.9%
Per Capita $15,776 15 to 29 Minutes 3,726 24.8%

30 to 44 Minutes 2,206 14.7%
45 to 59 Minutes 945 6.3%
60 or More Minutes 646 4.3%
Work at Home 368 2.4%

Sources:
U.S. Bureau of Census, 2000.
Applied Economics, 2005.  
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COCHISE COLLEGE LONG TERM CAPITAL NEEDS ASSESSMENT
DEMOGRAPHIC PROFILE

STUDY REGION #5: DOUGLAS

Total Population 24,427 100.0% Educational Attainment 14,502 100.0%
(Population 25 and Over)

By Age:
Under 5 1,823 7.5% Less Than 9th Grade 3,168 21.8%
5 to 9 2,061 8.4% Less Than High School 2,730 18.8%
10 to 14 2,269 9.3% High School 3,817 26.3%
15 to 19 2,251 9.2% Some College 2,732 18.8%
20 to 24 1,521 6.2% Associates 754 5.2%
25 to 29 1,561 6.4% Bachelors 768 5.3%
30 to 34 1,534 6.3% Masters 342 2.4%
35 to 39 1,777 7.3% Professional 137 0.9%
40 to 44 1,848 7.6% Doctorate 54 0.4%
45 to 49 1,540 6.3%
50 to 54 1,169 4.8% Employment 17,865 100.0%
55 to 59 1,089 4.5% (Population 16 and Over)
60 to 64 1,005 4.1%
65 to 69 901 3.7% Employed 6,937 38.8%
70 to 74 901 3.7% Unemployed 743 4.2%
75 or over 1,177 4.8% Unemployment Rate 9.7%

Military 10 0.1%
By Race & Ethnicity: Not in the Labor Force 10,175 57.0%
African American 438 1.8%
Asian 105 0.4% Occupation 6,807 100.0%
Hispanic 17,530 71.8% (Employed Persons)
Native American 251 1.0%
White 5,951 24.4% Management 641 9.4%
Other 152 0.6% Professional 934 13.7%

Service 1,860 27.3%
Housing Units 8,724 100.0% Sales 919 13.5%

Administrative 929 13.6%
Occupied: 7,390 84.7% Construction 775 11.4%
   Owner 4,918 56.4% Production 296 4.3%
   Renter 2,472 28.3% Transportation 453 6.7%
Vacant 1,334 15.3%

Commuting 4,407 100.0%
Income (Workers 16 and Over)

Median Household $22,541 Under 5 Minutes 314 7.1%
Mean Household $31,201 5 to 14 Minutes 1,336 30.3%
Per Capita $9,457 15 to 29 Minutes 1,442 32.7%

30 to 44 Minutes 636 14.4%
45 to 59 Minutes 250 5.7%
60 or More Minutes 284 6.4%
Work at Home 145 3.3%

Sources:
U.S. Bureau of Census, 2000.
Applied Economics, 2005.  
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COCHISE COLLEGE LONG TERM CAPITAL NEEDS ASSESSMENT
DEMOGRAPHIC PROFILE

STUDY REGION #6: WILLCOX

Total Population 12,190 100.0% Educational Attainment 8,253 100.0%
(Population 25 and Over)

By Age:
Under 5 729 6.0% Less Than 9th Grade 1,166 14.1%
5 to 9 794 6.5% Less Than High School 1,169 14.2%
10 to 14 969 7.9% High School 2,190 26.5%
15 to 19 901 7.4% Some College 2,171 26.3%
20 to 24 544 4.5% Associates 418 5.1%
25 to 29 545 4.5% Bachelors 748 9.1%
30 to 34 567 4.7% Masters 286 3.5%
35 to 39 720 5.9% Professional 61 0.7%
40 to 44 1,012 8.3% Doctorate 44 0.5%
45 to 49 724 5.9%
50 to 54 852 7.0% Employment 9,505 100.0%
55 to 59 794 6.5% (Population 16 and Over)
60 to 64 734 6.0%
65 to 69 712 5.8% Employed 4,504 47.4%
70 to 74 578 4.7% Unemployed 458 4.8%
75 or over 1,015 8.3% Unemployment Rate 9.2%

Military 0 0.0%
By Race & Ethnicity: Not in the Labor Force 4,543 47.8%
African American 11 0.1%
Asian 35 0.3% Occupation 4,164 100.0%
Hispanic 3,679 30.2% (Employed Persons)
Native American 55 0.5%
White 8,271 67.9% Management 578 13.9%
Other 139 1.1% Professional 637 15.3%

Service 934 22.4%
Housing Units 5,960 100.0% Sales 511 12.3%

Administrative 449 10.8%
Occupied: 4,799 80.5% Construction 473 11.4%
   Owner 3,613 60.6% Production 259 6.2%
   Renter 1,186 19.9% Transportation 323 7.8%
Vacant 1,161 19.5%

Commuting 2,479 100.0%
Income (Workers 16 and Over)

Median Household $28,114 Under 5 Minutes 66 2.7%
Mean Household $35,324 5 to 14 Minutes 280 11.3%
Per Capita $13,962 15 to 29 Minutes 430 17.3%

30 to 44 Minutes 737 29.7%
45 to 59 Minutes 496 20.0%
60 or More Minutes 390 15.7%
Work at Home 80 3.2%

Sources:
U.S. Bureau of Census, 2000.
Applied Economics, 2005.  
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Appendix B: Land Inventory Table and Maps 
 

 





Project Name Type Timing Total Built Unbuilt

Cochise County
Development Inventory

Phase 1 Within 1 yearSingle Family 3.51 - 4.5 du/ac 72 50 22

Phase 2 & 3 2 to 3 yearsSingle Family 3.51 - 4.5 du/ac 108 0 108

180 50 130Copper Sky Total

Coronado Crossings

Phase 1A ActiveSingle Family 3.51 - 4.5 du/ac 65 25 40

Phase 1B Within 1 yearSingle Family 3.51 - 4.5 du/ac 70 0 70

Phase 2A 2 to 3 yearsSingle Family 3.51 - 4.5 du/ac 103 0 103

Phase 2B 2 to 3 yearsSingle Family 3.51 - 4.5 du/ac 85 0 85

323 25 298Coronado Crossings Total

Highland Park Estates

Phase 2 Within 1 yearSingle Family 3.51 - 4.5 du/ac 54 30 24

54 30 24Highland Park Estates Total

La Terraza

Phase B 2 to 3 yearsSingle Family 3.51 - 4.5 du/ac 33 15 18

Phase C 2 to 3 yearsSingle Family 3.51 - 4.5 du/ac 27 10 17

60 25 35La Terraza Total

La Vista Coronado

Gatewood 2 to 3 yearsSingle Family 3.51 - 4.5 du/ac 75 0 75

Legends of Valiente ActiveSingle Family 3.51 - 4.5 du/ac 103 12 91

Legends of Valiente 2 Within 1 yearSingle Family 3.51 - 4.5 du/ac 100 0 100

Reflections of Valiente 2 to 3 yearsSingle Family 3.51 - 4.5 du/ac 146 0 146

424 12 412La Vista Coronado Total

Mesa Verde Estates

Mesa Verde Estates 115-132 2 to 3 yearsSingle Family 3.51 - 4.5 du/ac 17 0 17

Mesa Verde Estates Block B 2 to 3 yearsSingle Family 3.51 - 4.5 du/ac 79 0 79

96 0 96Mesa Verde Estates Total

State Land - Sierra Vista

Canada Vista Central Over 10 yearsSingle Family 3.51 - 4.5 du/ac 560 0 560

Canada Vista Low Density Over 10 yearsSingle Family 2.01 - 3.5 du/ac 240 0 240

Canada Vista Multifamily Over 10 yearsMultifamily 12.0 du/ac & Over 110 0 110

910 0 910State Land - Sierra Vista Total

57


