
MSB Housing Needs 

Assessment Summit 

Joshua Allen, MPA 
MSB Planner II 
February 5, 2015 



Purpose 



Statistics 

Six out of seven dwarves are not happy. 



Change Happens… 



In the MSB and… 



Especially in Alaska! 
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2012  Population: 89,319 

Male Female 

Baby 

Boomers 

1943-1962 

20,736 

(23.2%) 

Gen X 

1963-1982 

24,994 

(37.9%) 

 

Millennial 

1983-2002 

25,803 

(28.8%) 

Gen Z 

2003-Present 

13,276 

(14.8%) 

  

Silent 

Generati

on 

1925-

1942 

4,510 

(5%) 

 

 

 

And Still Growing! 

Current = 98,063 

2020 = 125,000 

2030 = 165,000 



Other Projections 
Table 6: MSB Population Projections from Other Organizations  

2010 
2014/ 

2015 
2020 2025 2030 2035 

Alaska Dept. of Labor      

 (2012 Press Release) 
89,721 103,070 117,222 131,764 146,328 160,693 

MSB Southwest 2060 Future 

Study  
N/A N/A 120,300 N/A 162,618 N/A 

Knik Arm Crossing Forecast 

w/o Bridge (ISER 2005) 
92,100 119,000 136,900 161,900 187,500 N/A 

Knik Arm Crossing Forecast 

w/Bridge (ISER 2005) 
96,000 120,000 144,800 174,000 204,400 N/A 

Knik Arm Crossing Forecast 

w/Bridge (ISER 2009) 
N/A 95,400 117,200 153,600 169,000 170,800 

ISER 2014 Land Use Scenarios 

(Base) 
N/A 97,591 109,903 N/A 133,971 N/A 

Cardno/Agnew::Beck 2014 

Forecast  w/o Bridge 
N/A 99,212 116,670 137,178 161,372 196,873 

Cardno/Agnew::Beck 2014 

Forecast w/Bridge 
N/A 99,212 118,518 143,183 168,627 186,754 

Source: AK Dept. Labor, Cardno/Agnew::Beck,  ISER, MSB, and HDR Alaska 



Past and Present Population Growth 

Children of the future 

2020 = 35,000 

2030 = 45,000 



Seniors (65+) 
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Millennials 

1,860 3,500 7,069 
16,000 

36,000 

8,225 

15,818 
25,032 

29,500 

44,500 5,546 
3,292 

11,545 

35,000 

45,000 

24,052 36,712 

45,349 

50,500 
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Seniors Millenials Children Adults 

Age 

0 to 7                                  0 to 17                               8 to 27                              18 to 37                             28 to 47 



Millennial Issues and Desires 



Household Change 

316 917 
2,539 4,183 7,106 10,500 14,500 

476 1,573 

3,888 
6,486 

10,659 
15,500 

21,000 

260 
1,115 

2,365 

3,479 

5,238 
7,000 

8,000 

240 

1,104 
2,515 

3,463 
4,444 

5,500 6,500 

237 

574 
1,287 1,710 2,396 3,000 3,800 

162 

258 514 715 1,112 1,500 2,000 138 
170 286 520 869 1,250 1,800 
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7 or more persons 6 Persons 5 Persons 4 Persons 3 Persons 2 Persons 1 Person 

Average Size 

3.4                        3.06                         2.9                         2.84                        2.75                        2.65                         2.55 



Household Change 

372 1,204 
3,200 

5,499 
9,245 13,500 19,000 
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   Family Households    Nonfamily Households 



Family Households 

1,335 3,924 8,709 12,109 18,003 24,000 31,000 

831 
2,474 5,251 

6,508 8,336 10,000 11,000 

13 
58 

166 
459 995 

1,500 
3,000 

85 
305 875 

1,409 1,783 2,500 3,000 

36 208 551 1,072 1,798 2,750 4,000 

0% 
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100% 

1970 Census 1980 Census 1990 Census 2000 Census  2010 Census 2020 2030 

Male householder, no wife present Female Single Parent With Own Children Under 18 Years 

Female Householder, no husband present Married Couple With Own Children Under 18 Years 

Married-Couple Family 

Average Household 3.3 Persons 



Nonfamily Households 

Demographic Change 

Quickly becoming a 1/3 of the population! 

Overall: 77% 

Seniors: 90% 6 out of 10 

Overall 

1 out of 4   6 out of 10 

Average Household 

1.3 Persons 



Senior (65+) Households 
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Is there an Affordable Housing Needs 

Problem in the MSB?  



Let’s hear from the Degraw Family… 





Household Income 

Nonfamily 

Households 

Family 

Households 

Federal 2014 Poverty 

Level for Alaska 
$14,580 $24,740 

Census 2012 ACS 5yr 

Median Income 
$37,267 $80,865 

Census 2012 ACS 5yr 

Mean (Average) Income 
$51,858 $92,335 

HUD 2014 Median 

Income Limit for MSB 
$55,000 $70,700 



Income Spectrum 
         Extremely       Very Low       Low                   Median  

       Low Income       Income       Income                Income 

Young 

Skilled 

Workers 

Homeless 

Singles & 

Couples 

Single 

Parents & 

Children 

Seniors & 

Disabled 

Working 

Poor Young 

Professionals 

Essential 

or 

Service 

Workers 

Work Force Housing 

        30%           50%      60%        80%         100%     120%   
Household  

Median Income 

1 Person: $55,000 

2 Person: $62,800 

3 Person: $70,700 

4 Person: $78,500 



Median  

Incomes 

Less than 

$10,000 

$10,000 to 

$14,999 

$15,000 to 

$24,999 

$25,000 to 

$34,999 

$35,000 to 

$49,999 

$50,000 to 

$74,999 

$75,000 to 

$99,999 

$100,000 

to 

$149,999 

$150,000 

to 

$199,999 

$200,000 

or more 

All Households 1,346 1,314 2,600 2,113 3,178 5,963 4,863 6,072 2,198 1,476 

Family Households 711 477 1,099 1,283 1,938 4,368 3,974 5,395 1,950 1,242 

Nonfamily Households 635 837 1,501 830 1,240 1,595 889 677 248 234 
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MSB Household Income Distribution 

Source: US Census 2013 ACS 5-yr Estimate 



Poverty 

Nonfamily                                                                                                                                      Family 

$14,580                 Poverty                   $24,740 

   1,582         Households in Poverty         2,263  

   2,057          Population in Poverty         7,468 



Household Income 

Extremely 

Low 

Income 

1,582  

17% 
Very Low 

Income 

1,455  

16% 
Low 

Income 

1,730  

19% 

Above 

Low 

Income 

4,478  

48% 

Nonfamily Households 
Extremely 

Low 

Income 

1,135  

5% 

Very Low 

Income 

1,128  

5% 

Low 

Income, 

2,712  

12% 

Above Low 

Income 

17,604 

 78% 

Family Households 

$16,500              Extremely Low Income            $24,740 

   2,057                          Population                         3,746 

 

$27,500                   Very Low Income                 $35,350 

   1,892                           Population                         3,722 

 

$44,000                         Low Income                    $56,550 

   2,249                            Population                        8,950 

 

$55,000                       Median Income                 $70,700 

   5,821                            Population                       58,093 



Housing Unit Supply  

Single Family Multifamily 

Duplex 

Mobile Home 



77% of the 

Housing Supply! 

Total Units: 35,021 

Total Parcels: 29,924 

Total Acres: 81,092 

Average Acreage: 2.71 

Unit Density Per Acre: 0.43 

Average Units Per Parcel:  1.17 

Average Acreage Per Unit: 2.32 



Major Residential Area Housing 

Single Family  

28,650  Units 

81.81% 

Mobile Home 

 1,339 Units 

3.82% 

Duplex  

1,222 Units 

3.49% 

Multifamily 

3,344 Units 

9.55% 
Group 

Quarters  

113 Units 

0.32% 
Mobile Home 

Park  

353 Units 

1.01% 



Housing Supply  

9,821 

16,218 24,181 34,000 45,000 

3,573 

4,338 7,643 
13,500 

22,000 4,479 

5,244 
6,823 

9,200 12,400 

7,559 
6,773 9,505 

9,500 14,500 
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1990 2000 2010 2020 2030 

Owner Occuppied Renter Occupied Seasonal & Recreational Vacant 

Projected housing shortage if development remains unchanged! 

                  Population Needs      Meet Average Vacancy      Projected Built      Shortage 

         2020:  47,170 units                     59,863 units                 56,700 units        3,000+ units 

         2030:  64,706 units                     82,118 units                 79,244 units        2,800+ units  



Housing Cost Trends 



Affordable Housing Costs 

70% Discretionary 

and Nondiscretionary 

Spending  

30% Housing 

and Utility Costs 

Above 30% spent for housing is a cost burden and 

unaffordable for incomes at or below median 





Importance of Affordable Housing 



2009 2010 2011 2012 2013 2014 

 Nonfamily Household  $51,000 $52,900 $62,600 $63,400 $57,800 $55,000 

Adjusted for Inflation in 2009 

Dollars 
$51,000 $52,046 $59,705 $59,242 $53,230 $49,843 

Family Household $65,600 $68,000 $80,500 $81,500 $74,300 $70,700 

Adjusted for Inflation in 2009 

Dollars 
$65,600 $66,903 $76,777 $76,155 $68,425 $64,070 

$0 

$10,000 

$20,000 

$30,000 

$40,000 

$50,000 

$60,000 

$70,000 

$80,000 

$90,000 

Source: US Census & US Bureau of Labor Statistics CPI Inflation Calculator http://www.bls.gov/data/inflation_calculator.htm 

Median Income  

Adjusted for Inflation 

10 Year Average 

 

$68,000 

Family of Three 

 

$53,000 

Nonfamily 

 Projected Continual Decline 



Home Sales Average Cost  

Adjusted for Inflation 

2% Annual Increase  

 Projected to Continue 

2009 2010 2011 2012 2013 2014 

Average Home Sales Price $212,594 $216,880 $213,569 $221,607 $227,990 $234,437 

Adjusted for Inflation in 2009 

Dollars 
$212,594 $202,657 $199,563 $207,074 $209,963 $212,454 

$180,000 

$190,000 

$200,000 

$210,000 

$220,000 

$230,000 

$240,000 

Source: MSB MLS, US Census ,& US Bureau of Labor Statistics CPI Inflation Calculator http://www.bls.gov/data/inflation_calculator.htm 



Median Gross Rent Cost  

Adjusted for Inflation 

2009 2010 2011 2012 2013 2014 

Median Gross Rent $806 $865 $898 $1,004 $940 $1,017 

Adjusted for Inflation in 2009 Dollars $806 $851 $856 $938 $866 $922 

$0 

$200 

$400 

$600 

$800 

$1,000 

$1,200 

Source: US Census & US Bureau of Labor Statistics CPI Inflation Calculator http://www.bls.gov/data/inflation_calculator.htm 

5% Annual Increase 

 Projected Steady Cost 



Let’s get back to the Degraw Family… 





Affordable Housing for the Degraws? 
900’/sq 2 bedroom 1 bath 

Knik-Goosebay Rd. 

Rent 

Source: Zillow 

Buy 

Rental Cost 

$975/mo + $200 Utilities 

Total: $1,175/mo 

Income Considered Affordable 

$23/hr or $48,000/yr  

Income from two minimum wage earners ($7.75/hr) = $32,000/yr  

900’/sq 2 bedroom 1 bath 

Neil Circle 

20yr Mortgage Cost @ 4% 

Payment: $667/mo  

Utilities: $200/mo 

Insurance: $67/mo 

Taxes: $110/mo 

PMI: $90 

Total: $1,134/mo 

 Income Considered Affordable 

$21/hr or $44,000/yr  Would the Degraw’s qualify for a loan? 



Nonfamily Households Family Households 

Unmet Housing Needs 

Unmet Needs 

4,659 Households 

(34%) 

Needs Met 

9,245 Households 

(66%) 

Needs Met 

22,579 Households 

(83%) 

Unmet Needs 

4,604 Households 

(17%) 

Needs Met 

67,975 People 

(76%) 

Family 

15,194 People 

(17%) 

Nonfamily 

6,150 People   

(7%) 



Unmet Housing Needs 

Low Income 

or Less 

Affordable Units 

511 Units 



Rental Affordability 

$975/mo + $200 Utilities $1,500/mo + $300 Utilities 

Median Income 

Low Income 

(80% Median) 

Very Low Income 

(50% Median) 

Extremely Low  

Income - Poverty 

(30% Median) 

Average 

Rentals 



The Current Situation 

for Households with 

Median Income or Less 



The Current Situation for 

Nonfamily Households 







Affordable Housing Continuum 

Emergency 

Shelters 

Transitional 

& 

Supportive 

Housing 

Independent 

Social 

Housing & 

Rent 

Assistance 

Below Market 

Homeownership 

Affordable 

Rental & 

Homeownership 

Non-Market, 

Temporary 

Non-Market, 

Permanent 

Market, Permanent 



Development Opportunities 



Larger Issues 

• Mismatch housing to population 

• Not enough housing for workers 

• Slower local economic growth  

• Potential overcrowding 

• Unknown housing conditions 

• Increased infrastructure costs 

• Loans requirements 

• Long term effects on youth 



Conclusion 

Nonfamily            Family 

Rentals Ownership 



Questions? 



Thank You! 
 

For More Info Contact:  

Joshua Allen, MSB Planner II 

350 E. Dahlia Ave.  

Palmer, AK 99645 

(907)861-8514 

joshua.allen@matsugov.us 


