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City of Maricopa Housing 
Assessment 2025 & Plan Update: 

Exploring Housing Dynamics
Understanding market trends and influencing factors
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This presentation delves into the various factors that shape the housing landscape. We will discuss demographics, economic influences, housing costs, and market demands, leading to insightful conclusions and recommendations.
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Understanding 
Data Sources 

and 
Limitations

Diverse Data Sources
Housing analysis can utilize various data sources, including 
government reports, surveys, and market studies. Understanding 
these sources is critical for accurate insights.

Data Accuracy Challenges
Data accuracy is essential in housing analysis. Maricopa has recently 
reached a population threshold for the U.S. Census to report annual 
data but it is still limited.

Relevance
Temporal relevance refers to how current the data is. Outdated 
information can affect the validity of housing analysis conclusions. 
Even annual Census data must be supplemented by more current 
sources to accurately reflect the City’s housing environment.

Presenter Notes
Presentation Notes
Data for housing analysis can come from a variety of sources including government reports, surveys, and market studies. However, limitations such as data accuracy, sampling bias, and temporal relevance must be acknowledged to ensure a comprehensive analysis.



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

Historical 
Population Growth
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The City of Maricopa experienced the largest 
increase in population since 2010 among 

incorporated cities within the county. 

Seasonal population increases population by 3,000 
to 4,600 for part of the year.



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

Population Projections
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Adjusted for new population estimates for 2023 and 
2024, the five-year outlook is that Maricopa will grow 
to 93,736 residents by 2029 according to MAG. This 
equates to a gain of 20,436 residents, or 6,700 new 
households at current household size estimates.

We consider the MAG forecast to be conservative. The 
EDPCO forecast represents a more aggressive growth 
trajectory based on continuing historic development 
trends of both single family homes and apartments. 
This results in maintaining an average growth rate of 
6.0% through 2029 and 4.1% growth from 2030 
through 2039. The “optimistic” scenario represents 
the impact of attracting more employment to the city 
and higher demand for homes. This scenario assumes 
7.5% average growth over the next 5 years and 4.7% 
growth over the subsequent decade.
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Economic Development
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The city also reports two major employment 
projects consisting of several hundred acres with 
the ability to create nearly 25,000 new jobs locally 
(SMARTRail Park – 13,000 jobs, UofA Area of 
Innovation – 11,300 jobs). Depending on the 
timing of these developments, higher growth 
projections should be factored into housing 
demand.

Several large-scale employment projects with high employment 
growth potential could accelerate demand for housing. According 
to the City of Maricopa’s Economic Development Department, an 
estimated 176,350 square feet of commercial development is 
under construction which will create over 400 jobs upon 
completion. 
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Age & Household Type
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Maricopa’s relatively young population is influenced by a 
larger population of children compared to county and state 
averages, especially children aged 10-19. 

There are far more family (73%) households than non-family 
households in Maricopa. Of those, an estimated 36% have 
children under 18. Additionally, 7% are single-parent 
households. The City of Maricopa is comprised of 27.4% non-
family households, of which 77.5% are living alone. 
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Household Size
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Maricopa has a larger average household size compared to the Arizona and county averages with a strong 
presence of families.  

It is unusual to find a larger household size in renter-occupied units as is noted in Maricopa.  Typically, younger 
persons in smaller households occupy traditional multifamily rental units as is found across Arizona.  This indicates 
that multifamily housing is still a small percentage of the housing stock, and the renters surveyed at the time of 
the 2023 ACS were mostly within single family homes. This is expected to change in the coming years with the 
substantial influx of new multifamily developments currently underway.
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Household Income
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Household income growth in Maricopa is not outpacing the state but still reflects 
higher income overall. Median household income has increased by 20.2% from 
2018 through 2023 versus 37.5% for the state over the same time period. 
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Current 
Housing Types 

and 
Occupancy

Variety of Housing Types
Understanding the current housing types available in the market 
is essential for meeting the diverse needs of residents.

Single-Family Homes
Single-family homes remain a popular choice for many families. 
There is also a wide variety of options and density to 
accommodate a distribution of household types and incomes.

Multi-Family Units
Multi-family units provide housing for several families or 
individuals, often offering more affordable living options.

Condominiums/Townhomes
Condominiums are increasingly popular for urban living, 
providing amenities and maintenance services in a community 
setting, often at lower price points compared to single family 
detached homes.

Occupancy Rates
Analyzing occupancy rates helps understand supply and 
demand dynamics, indicating trends in the housing market..

Presenter Notes
Presentation Notes
The current housing landscape includes various types such as single-family homes, multi-family units, and condominiums. Occupancy rates provide insight into supply and demand dynamics within the housing market.
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Housing Inventory
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Maricopa has a high percentage of single-family detached units and a lower percentage of multifamily units which is typical 
for a suburban community.  

The Census reported only 0.6% of all housing units in Maricopa are considered apartments or multifamily (buildings with five 
or more units in a building) compared to 2.6% across Pinal County and 16.5% statewide.  Pinal County also has a higher 
percentage of mobile homes at 16.3% versus just 0.8% within the city.
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Housing Inventory
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• Recent multifamily development is not 
reflected in the U.S. Census data yet. 

• The City of Maricopa reports that 
approximately 1,331 apartment units 
have been completed over the last 
three years. Using this updated figure, 
multifamily currently represents 
approximately 5% of total housing 
inventory. 

• By the end of 2025, multifamily is 
expected to grow to 11.5% of total 
housing inventory.
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Housing Occupancy
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• Approximately 14.5% or 3,264 single family homes 
are rented.  

• For now, the Census reports that over 92% of 
rentals are single family homes. 

• There are also 484 attached units in the community, 
a combination of apartments, duplexes, and condos 
(2 to 50+ units). 41% of those units (197) are 
rented.

• These figures are also already outdated with the 
recent influx of apartment development. CoStar 
reports that 936 apartment units out of the 1,331 
total units are currently rented. This equates to at 
least 4,431 renter occupied units with a ratio of 
74% single family detached rentals and 24% 
attached rentals with the remainder in mobile 
homes.
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Price Appreciation

13

• Single family home prices are up over 58% 
in the last five years to an average of 
$365,554.  

• Manufactured home prices have risen over 
103% and are approaching an average sales 
price of $287,000. 

• Average borrowing rates in the first half of 
2022 were 4.5% versus 6.7% in 2024.

• The monthly housing cost for a higher 
priced home in 2022 was $2,053 per 
month ($82,100 required income) versus 
$2,337 per month for a lower priced home 
in 2024 at higher borrowing rates ($93,500 
required income).

Most of the steep price increase started in 2020 and continued in 2021 and 
2022. Prices have retreated over the past two years by a combined 8.4%. 
However, they were coupled with increased borrowing rates which pushed the 
total cost of ownership higher. 
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New Homes
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Pricing among active new home subdivisions ranges from 
$277,500 up to $575,000 at the high end. 

The smallest housing unit offered is 969 square feet and 
ranges up to 4,033 square feet. 

Most new homes offered range between 1,400 and 3,000 
square feet and range between $325,000 and $450,000. 

Household incomes required to afford a new home in 
Maricopa at current interest rates start at $84,000 for a 
$325,000 home and increase to $116,000 for a $450,000 
home. At reduced interest rates (5%) required household 
incomes would be $70,000 and $97,000, respectively.
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Apartment Inventory
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• Apartment inventory totals 1,331 units.  

• Prior to 2022, no apartments had been constructed in the city. 

• Two of the seven communities have been identified as “affordable” defined as built under the Low-Income Housing Tax 
Credit (LIHTC) or other government programs to subsidize rent. 

• Current vacancy is elevated at nearly 30% with several newly built communities still in lease up. 

• Average rents range from $884 
to $1,898. 
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Apartment Inventory
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Two-bedroom units make up most units within the City (46%) followed by one-bedroom units (28%). An estimated 24% of the 
apartment inventory is three-bedroom units. There are very few studios in the market (approximately 1%) and less than 1% 
of the market is comprised of 4-bedroom units. 

• Studio - $1,345 with a required income of $53,800

• One-bedroom – $1,292, with a required income of $51,700

• Two-bedroom - $1,616, with a required income of $64,600

• Three-bedroom - $1,760, with a required income of $70,400
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Apartment Pipeline
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• The City of Maricopa has identified seven 
multifamily rental communities currently 
under construction totaling 2,637 units. 

• Once completed, the apartment stock will 
have grown by 198% to 3,968 units. 

• There are additionally 5 more apartment 
communities planned and approved that 
have not started construction totaling 863 
units.

• Three of the apartment communities 
under construction will be rent restricted, 
serving renter households making 60% or 
less of area median income. This will add 
705 units of affordable housing to the 
community.

Property Address Property Name
Property           
Type

Affordable              
Type Units

Under Construction
16720 N Porter Rd Alto Apartment Affordable 200
36351 W Honeycutt Rd Honeycutt Run BTR Market 209
17685 N Porter Rd Home at Maricopa Apartment Market 536
43990 W. Honeycutt Ave. Reinsman Commons Apartment Market 574
W of Alan Stephens Pkwy & Stonegate Saddleback Villages BTR Affordable 215
W of Alan Stephens Pkwy & Stonegate Roers at Stonegate Apartment Affordable 216
39695 W Lococo St Ironwood Ranch BTR Affordable 252
SWC Honeycutt & Gunsmoke Gunsmoke Apartment Affordable 253
21055 N Village Pky Innovation Villas Apartment Market 182
Total 2,637
Approved
SWC White and Parker Rd. & Bowlin Rd. EVR San Travasa BTR 186
44400 W. Martin Luther King Jr Blvd Seasons Living Apartment 146
45545 W. Edison Rd. Villas at the Gin BTR 195
SWC Smith Enke Rd & John Wayne Pkwy Lofts at Edison Apartment 43
SWC Alan Stephens Pkwy & Stonegate Rd. Stonegate Villas BTR 293
Total 863
Source: CoStar; City of Maricopa; Elliott D. Pollack & Company

City Of Maricopa Apartment Pipeline
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Apartment Vacancy & Absorption
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Vacancy has been at high levels (above stabilized 
vacancy of 7%) since Q2 2023 when new 
apartments began delivering units.   According to 
CoStar, the stabilized vacancy rate currently stands 
at 15.4% and overall vacancy is 27.9%.  

Vacancy is expected to rise in 2025 when 
apartments currently under construction are 
delivered to the market. 

CoStar reports that approximately 583 apartments 
were occupied over the last 12 months. At this rate 
of absorption, existing excess vacancy and 
apartments under construction would take 
approximately four years to absorb up to a 95% 
occupancy level. Including the 863 planned units, 
absorption extends to five and a half years.
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Housing Demand
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Maricopa is forecasted to grow by a range of 36,700 to 92,100 persons over the next 15 years based on forecast 
scenarios outlined previously.  At the current average household size of 3.05 persons per unit, the demand for 
housing through 2039 totals 12,000 to 30,000 units or an average of 800 to 2,000 units per year.  

Due to the introduction of multifamily products, average household size is anticipated to gradually decrease over 
time. Using the Greater Phoenix Metro average of 2.6 persons per household, housing unit demand would grow to 
between 14,000 and 35,400 units (941 to 2,361 units per year). For perspective, residential building permits have 
averaged approximately 1,900 units per year over the past five years since 2020. If this pace continues, it supports 
the mid-case and optimistic forecasts.
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Housing Affordability Gap
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• 50.8% of all renters pay more than 30% of 
their income toward housing, totaling 1,800 
renter households.  An estimated 19.1% of 
renter households pay more than 50% of their 
incomes on housing, totaling 676 households. 
These households are considered severely 
rent overburdened. 

• For owner occupants, the housing cost burden 
is also higher than the statewide average.  
Nearly 6,000 households in Maricopa fall into 
this category. 

• The total current housing affordability gap for 
Maricopa is 7,772 units, or approximately 
33.4% of total households. 
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Housing Affordability Gap 
by Income
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• 401 households earning less than $20,000 that are 
burdened by rent and 484 owner households burdened 
by housing costs. 

• 2,196 households in the City earning between $20,000 
and $50,000 per year that are overburdened by housing 
costs. 

• 3,305 households earning between $50,000 and 
$75,000. 

• 1,386 households, earn $75,000 or more but are still 
overburdened by housing costs. 
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Matching Jobs to Housing
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Lightcast forecasts a total of over 1,100 jobs will be created 
over the next five years. While city economic development 
staff believe employment growth will far exceed this 
forecast, the information provided by industry is useful 
data to align housing needs to incoming employees. 

The following table illustrates average earnings in the local 
area by industry. Earnings data was paired with current 
housing prices and a range of potential mortgage interest 
rates. This information can help the city plan for future 
housing needs in terms of ownership and rental options. 

At current interest rates, the distribution of forecasted new 
jobs will be 76% renters and 24% owners. At lower interest 
rates (5%), the ratio adjusts to 47% renters and 53% 
owners.
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Conclusions and 
Recommendations

Multifaceted Approach
A multifaceted approach is essential for 
effectively addressing the complex dynamics 
of the housing market.

Understanding Market Factors
Understanding the underlying factors affecting 
the housing market helps us identify key areas 
for improvement.

Data-Driven Recommendations
Data-driven recommendations are crucial for 
enhancing housing accessibility and 
affordability for all individuals.

Presenter Notes
Presentation Notes
In conclusion, addressing housing dynamics requires a multifaceted approach. By understanding the underlying factors affecting the housing market, we can provide data-driven recommendations to enhance housing accessibility and affordability for all.
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Conclusions
 The City of Maricopa has experienced degraded affordability conditions over the last five years, similar to the 
region and country, but remains very competitively priced in the Greater Phoenix metro. 

 There is a healthy stock of ownership housing that is still affordable for households earning $75,000 or more. 

 With the recent introduction of multifamily housing, there are now affordable housing options for households 
earning $50,000 to $75,000. Multifamily housing is projected to nearly triple in the next 12-18 months, providing an 
additional 2,200 apartments. The city also contains two apartment communities with rent subsidies for households 
earning less than 60% of area median income and three more communities under construction. 

 Despite all of the positives, many residents of the community are currently overburdened by their housing costs, 
representing over one third of all residents. The city is also projected to grow rapidly for the foreseeable future, and 
affordability challenges will likely worsen. Solutions are needed for current residents and to plan for future growth. 

 There is an abundance of available residential land to be developed to accommodate future growth. The 
perspectives in this analysis should guide the city to supply the appropriate types of housing going forward.

24
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Recommendations
1. Encourage small lot and attached ownership development. Just under 20% of current new homes are 

offered at a price point under $325,000. The continued development of these houses, along with the 
introduction of attached ownership products will allow more residents earning less than $100,000 the 
opportunity for homeownership.

25
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Recommendations
2. Continue to allow higher-density rental products, such as single-family rentals, townhomes, duplexes or 

traditional apartments in strategic areas along major roadways or near service areas to provide a variety of 
housing types affordable to households earning between $50,000 and $75,000 and increase density to 
support more retail. No matter what the prevailing interest rate environment is in the future, renters will 
be a growing segment of household composition.

26
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Recommendations
3. Allow secondary dwelling units on existing lots. Small units provide affordable rental options.

27
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Recommendations
4. Allow manufactured homes or similar affordable housing types. Although prices increased, manufactured 

homes are still the most affordable ownership option in Maricopa. 

28
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Recommendations
5. Support more subsidized housing programs targeting low-income and workforce level wage households 

(40%-80% AMI) for multi-family housing to support police, fire, teachers, nurses, and other critical service 
providers in Maricopa that are currently overburdened by housing costs. Even after new subsidized 
apartment communities are completed in the coming year, there will still be a large gap of need at this 
income level, which is expected to grow with new population each year.

6. Support the expansion of government voucher programs (such as Housing Choice Vouchers) and other tax 
credit programs to grow the capacity of available subsidies for low income households.

29
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Recommendations
7. Support housing products targeted to senior living to allow for age-in-place options such as active adult 

senior apartments, independent living, assisted living, and memory care facilities. This will provide 
residents with the ability to remain in the community and choose suitable housing options as their needs 
evolve.

30
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