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Executive Summary

The MissoulaCity 2 dzy & hFTFFAOS 2F tflyyAy3d YR DNIyYyGad oht DO

perceptions, and preferences about housing. Bureau of Business and EcononaicREéBBER) at The
University of Montanavlissoula administered a survey of adult residents of Missoula City and County to
gather this information.

Theinterviewwasconductedusing a ComputeAssisted Telephone Interviewing (CATI) processg

the periad of January 19, 2010 through March 1, 20IBerandomsample vas stratified by telephone
type, adultswith either landlineor wireless(cell) telephonesvere sampled 1,245 interviewsvere
completedwith adult residents of Missoula County. This sampte sesulted in a sampling error rate of
+/-2.8%. This means that if the survey were conducted 100 times, in 95 of the replications the outcome
found would be within +/2.8% of the outcome found in the original survey. Estimates using subsets of
these daa will have higher sampling error ratdBBER documeaetl case status in a manner that allows
calculation and reporting of a unit response rate using the American Association for Public Opinion
Research (2008) standard definition (RRB)e response rate for this survey was 51.5 percent. This
response rate is excellent for rigorously conducted RDD sufvegditional information regarding the
methods used for this survey may be found in Chapter 9: Survey Methods.

The following are thé&ey findings of the 2010 Missoula Housing Preference Survey:

1. Using the 2010 Missoula Housing Preference Survey results BBER estimatésd®@atadult
residents of Missoula County say they are at least slightly likely to move in the next year.

1 13,000 Mssoula City adults, and
1 8,800 Missoula County outside the City adults.

2. Of Missoula City residents who live in households at 80% of median income or below and are at
least slightly likely to move in the next year:

1 6in 10 are looking for rental housingredominantly houses as opposed to apartments.

3. Of County residents outside the City who live in households at 80% of median income or below
and are at least slightly likely to move in the next year:

1 Most also seek rental housing, predominantly houses@msed to apartments.
4. Using the 2010 Missoula Housing Preference Survey results BBER estimae$Ohaesidents

of Missoula City and 6,900 County residents outside the City live in households at 80% of
median income or below and are at least slighikely to move in the next year.

1 American Association for Public Opinion Research. 2B@8&dard Definitions: Final Dispositions of Case Codes and Outcome
Rates for Surveys™4dition.Lexana, Kansas: AAPOR.
2 Groves, Robert, M. et. al. 2008urvey MethodologyNew York: John Wiley & Sons. pp.-18%4.
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5. Of Missoula City residents who live in househaidar100% of median income or above and
are at least slightly likely to move in the next year:

1 Half want to buy a house, and
9 Half want to rent.

6. Most possible rentes prefer to rent a house as opposed to an apartment.

7. Of County residents outside the City who live in households at 100% of median income or above
and are at least slightly likely to move in the next year:

9 Larger proportions (56%71%) want to buy &ouse, depending on where they live in the
County.

8. Using the 2010 Missoula Housing Preference Survey results BBER estimate@0bagsidents
of Missoula City and 3,600 County residents outside the City live in housetealds0% of
median income oaboveand are at least slightly likely to move in the next year.

9. Location or neighborhood is a key factor in dwelling choice for Missoula City and County
residents.

10. Condominium demand appears low throughout Missoula Codirttgre is, however, sharesall
RSYFYR F2NJ NBYGSR FLINIGYSYGad YR alG26yK2dzaSaoé

11. More than four out of fiveMissoula County residents (82.2%) said that the quality of life in their
community is good or excellent.

12. About one in three Missoula County residents (33.5%) asserted thapihlty of life in the
community where they live has declined over the last three years.

13. The average monthly payment for housing in Missoula County was $1,044 for homeowners and
$682 for renters.

14. The average monthly utility cost for Missoula Countyneowners was $200. It was $107 for
renters.

15. The average number of bedrooms sought by Missoula County adults was 3 and the average
number of bathrooms desired was 1.8.



16. Using the 2010 Missoula Housing Preference Survey results BBER estimadpptbximately
1,880 (+£ 680) adult residents of Missoula County say that they have experienced at least one
of the eight statutorily prohibited forms of housing discrimination in their lifetime.

17. Using the 2010 Missoula Housing Preference Survey r&edBER estimates that about 900-(+/
480) adults say that they have experienced housing discrimination because of their age.

Reading this Report

This report is divided into tweolumes The firstvolumeis the main narrative. The secomdlume
contains Appendices throughD. In Appendix A readers will find a set of detailed tabulations for
guestions included in the study. Appendix B contains the final questionAgpendix C displays
detailed tabulations for questions included in the studipulated by Missoula City ward. Appendix D
lists the responses to the opeanded questions included in the questionnaire.

The detailed tabulations in Appendicesad Care a very powerful tool for those interested in the
results of this study. Each ta&bincludes the question language used, the percentage of each response
option chosen, and the number of responses for each question. In addition, each table provides a
detailed crosgabulation of the percentage of responses by selected demographic clesistizts.

Most results in this document are presented in terms of percentages, for insthased on survey
results25.8% of all Missoula County adults said that they might move in the next year. In some cases
BBER applies these percentages to US C&hgesiu population estimates in order to give the reader

an idea of the magnitude of the result, for instance, about 6,400 lower income Missoula City residents
said that they might move in the next year.

Differencedn percentagesited in the remainder tthis report are significant at the 95 percent

confidence levelinless otherwise statedlhis means that if the survey were replicated 100 times, the

difference cited would be found in at least 95 of the replications. Differences were evaluated by

calculding the confidence intervals around point estimates or by using tests of independenazdéew

cases the 95 percent confidence interval is presented in a graph in the form of erroibars.

LISNODSyYy GF3S 2F NBaLRyYyRSyda ¢ Keinthisstudy SasHiRe lowso2eraQ i Yy 2
a2 FT2NJ GKS alr1S 2F oNBGAGE a52y Qi Yy2Adetailsls NOSy G 3
description of the methods used for this survey may be found in Chapter 9.



Definitions

This report use2009 UPepartment of Housing and Urban Development definitions for Missoula
Countyincome categories as a basis for analysis:
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Very low (30% of median)
$17,800¢ family of four

Low (50% of median)
$29,700¢ family of four
Moderate (80% of median)
$47,500¢ family of four
Median(100% of median)
$59,400¢ family of four

Above median (120% median)
$71,300¢ family of four

This report uses the following Missoula City/ County Office of Planning and Grants Planningéeeas
Map 1) as a basis for geographic analysis
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Chapter 1 - Overview of Missoula Housing Market Preferences

One in four Missoula County adults (25.8%) said tihey were at least slightly likely to move in the next
year (see Figure.1below). A very large proportion of these possible movers said that they were very
likely (15.6%) or somewhat likely (8.5%) to moMas information is important because the magicié

of mobility among Missoula City and County residents implies a significant amount of activity in the real
estate marketThese 2010 Missoula Housing Preference Survey results are entirely consistent with the
2008 U.S. Census Bureau American Commuunitye$ (ACS). According to the 2008 ACS for Missoula
County 20.1% of all Missoula County residents moved in 2007.

Figure 1.1
How likely are you, if at all, to move in the next year?

25.8% of 2010 60%
Missoula County .
adult residents said m Very likely
they were at least 50% —
slightly likely to
move in the next " SDmEWhat
year. 40% — likely
20.1% of all m Slightly
Missoula County o likel
residents moved in 30% B Y
2007 according to B Neutral
the 2008 U.S. 20% B
Census Bureau
American m Slightly
Community Survey. 10% - | unlikely
Somewhat
0% unlikely
All County Missoula City Missoula County = very
outside City unlikely

Adults age 18+

The proportions of possible movers among Missoula City residents (25.4%) and Missoula County
residents who live outside the City (26.2%) aeey similar. Slightly more Missoula City residents said
that they are very likely to move in the next year (17.0%) than did Missoula County residents who live
outside the city (13.9%), but this difference is not statistically significant at the .05 level



A majority of all adult residents of Missoula County said that the next time that they move they will buy

a housing unit (see Figulen 0 St 260 ® ¢tKS aAl S 2F GKAAa YlF22NriGe
residence in Missoula County. 54.1¢%Mtssoula City residents said that they would buy a housing unit

the next time that they move, while 42.2% said that they would rent. The remainder said that they were
not sure whether they would buy or rent.

Figure 1.2
Buy versus Rent Preferences by Area

B Buyahousingunit  ® Renta housing unit
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Missoula County residents who live outsitie City are even more likely than City residents to say that
they will buy a housing unit the next time that they move. The size of the majority of Missoula County
residents who live outside the City who say they will buy a housing unit next time rxoge§2.9% in

the urban area just outside the City to 69.1% in the Black@latk Fork region.

The Western County or Frenchtovitine Mile area is one slight exception to this trend. Just 56.9% of
Western Missoula County residents say that they will @inpusing unit next time they move. The

recent closure of the Smurfstone Container mill in Frenchtown may have slightly impacted the
Western Missoula County estimate. In particular, it may be that more residents of Western Missoula
County than other np-City residents anticipated the need to reduce their housing cost or increase their
mobility by seeking a rental housing unit.
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a housing unit when iy move next (see Figule3 below). Only 38.2% of Missoula County residents

who live in a household with a very low total income said that they will buy a house next time they

move. Conversely, 69% of residents who live in a household with a total irtbairis significantly

above the median said that they intend to buy a housing unit when they move next.

Figure 1.3
Buy or Rent Preferences by 2009 Household Income
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60%
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50%
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20%
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(more than 120% of median)

0%

Buy a housing unit Rent a housing unit
Adults Ages 18+

Two additional factors should be noted when examining the relationship between household income

and the expressed intention to buy or rent a housing imMissoula County. First, for persons in low

and moderate income households (80% of median household income and below) an expressed intention
to buy a housing unit doa®ot equate with having adequate financial means to do so. An adequate
survey reseech definition of the market to buy a housing unit must include both intention and financial
capacity.

Second, there is a significant market for rental housing units among Missoula County residents who live
in households with total incomes that are someatior significantly above the median. 29.3% of

Missoula County adults who live in households that are somewhat above the median and 26.8% of those
who live in households that are significantly above the median said they intend to rent a housing unit

the next time they move.
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intended to rent a housing unit the next time they move (see Figure 1.4). This may well be due to the
higher mobility rates among youraglults and to a relative lack of liquidity when compared with adults
in their middle years.

Those in their middle years, ages@04 (65.9%) and 4659 (74.1%), were most likely to say they
intended to buy a housing unit the next time they move. Thigsrobably related to decreased mobility
when compared to younger adults due to childrearing among some (but certainly not all) members of
this group, and to increased accumulation of financial assets.

Figure 1.4
Buy or Rent Preferences by Age of Respondent

80%
70%
60%
Age
50%
m18-28
40% m 30-44
30% m45-59
0
M 60+

20%

10%
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Buy a housing unit Rent a housing unit

The percentage of people who inteta buy a housing unit among Missoula County residents ages 60
and older declind when compared to middiaged residents to 56.4%. This may be correlated with
declining liquidity as peopleove away frontheir peak earning yearand with a preference aman

some aging people to let a landlord maintain their dwelling on their behalf. In addition, the proportion
of respondents aged 60 and older who said they were not sure whether they would buy or rent
increased by 10 percentage points over the other agegaies. This uncertainty about future housing
choices among some older Missoula Coumsidents is important to note because itgieaterthan in
other age groups.
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Figure 1.5
Preferences for Types of Dwelling to Buy by Area

B House ™ Mobile home Condominium
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Of Adults (18+) Who Want to Buy

An overwhelming majority of Missoula County residents who expressed the intentian/ta housing
unit the next time they move said they would buy a house, as opposed to a mobile home or a
condominium(see Figure 1.5 aboveé).5% of Missoula City future buyers expressed this preference,
while between 79.7% and 96.7% of future buyers whed in the other Missoula County planning
regions agreed.

Relatively few Missoula County future buyers expressed the preference to purchase a mobile home or a
condominium. Only 2.4% of future buyers in Missoula City said they would seek a mobile hdme, an

only 6.1% said they would buy a condominium. Proportions were similarly low in the Missoula County
planning regions outside the City. Lolo and the Western County had the highest rates of future mobile
home buyers, at 15.4% and 7.2% respectively. Prapwstof future condominium buyers outside the

City ranged from 1.1% to 8.2%.
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Figure 1.6
Dwelling Type Preferences for Renters by Area

B House ™ Mobile home Apartment
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A substantial proportion of future Missoula County renters said that they intend to rent a house the next

time that they move (see Figufie6 above). 51.2% of Missoula&iR &4 F dzi dzZNBE NBYy i SNBE &l A |
a house, while 45.0% said that they would rent and apartment. This difference is not statistically

significant. A similar ratio between future renters of houses and apartments is found when examining

people who liven the urban area just outside Missoula City. 53.9% of these future renters intend to

rent a house, while 38.3% intend to rent an apartment. A similar pattern can be found when examining

the intentions of future renters in Lolo, the Seel8wan, and the BtkfootClark Fork planning areas.

Once again the Westemounty (or Frenchtown/ Nine Mile) planning area is an exception to the pattern
among the rural Missoula County planning regions. In the Westauinty the proportion of future

house renters (40.3%)nd apartment renters (43.5%) is statistically tied. The recent closure of the
SmurfitStone Container mill in Frenchtown may have slightly impacted the Western Missoula County
estimate in this instance.

13



Most Missoula County residents would choosdive in the area where they live now if they move to a
location within Missoula County (see Figlré below). 69.4% of Missoula City residents would stay in
the City. Similarly, 64.7% residents of the Frenchtown and Nine Mile planning area would stay where
they are, while 75.7% of Seel&yvan residents and 76.2% of Blackf@dark Fork residents would stay

in their local area.

Figure 1.7
Missoula County Area Where Respondent Would Buy or Rent by
Location of Current Residence

100%

W Older Missoula
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The urban area just outside Missoula City and the Lolo planning regions appear to be exceptions to the
overall trend. Only 19.6% of adults who live in the urban area just outside Missoula City would stay in
that area the next time that tey move. Likewise, only 25.2% of residents in the Lolo planning area say
that they would stay in Lolo next time that they move.

Finally, it is interesting to note that 39.5% of people who live in the urban area just outside Missoula City
would choose tanove into the City. In Lolo 30.1% would choose to move into Missoula City. 25.6% of
residents of the Western County planning region would move into Missoula City, and 21.0% of residents
of the BlackfootClark Fork agree. Only 13.2% of residents of thee$&slian planning region would

move into Missoula.
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Chapter 2 - Housing Market Preferences of Lower Income Households

Figure 2.1
A key challenge to communities across the country Number of Missoula County Adults (18+) Who Are At Least

is providing affordable housing options to families Slightly Likely to Move in the Next Year and Who Have
and individuals with lower inconse In this Chapter Household Incomes at 80% of Median and Below
we investigate the housing preferences for
households at the lower end of the income scale.
For this report we define lower income as being at
or below 80% of the009US Housing and Urban
Developmeni{HUD)definition of median income.
This cutoff point is important because it is used by
US HUD and other agencies for making decisions
regarding low income housing assistance.

m Missoula City

H Missoula County outside
the City

The size of the potential real estate market among
people who live in households at or below 80% of
median incomes substantial. About 13,300 lower income adults said that they were at least slightly
likely to move in the next year (see Figure 2.1). This number is approximately evenly distributed
between Missoula City and the remainder of Missoula County.

Most lowincome Missoula County residents said that they intend to rent a housing unit the next time
that they move (see Figure 2.2 below). 63.4% of low income Missoula City residents said they intend to
rent next time that they move. A substantial majoritf/low income residents of the urban area just

outside Missoula City (65.8%), the Seefayan area (57.9%), and the Blackf@dark Fork area agreed.




