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Introduction 

The City of Missoula’s first comprehensive city-wide housing strategy, A Place to Call Home: 

Meeting Missoula’s Housing Needs, was approved by the City Council on June 24, 2019. The 

strategy attempts to spur and harness the market to better provide housing at a wide 

range of entry points and ensure that all Missoulians can obtain safe and decent homes. 

A Place to Call Home organizes over two dozen specific recommendations into four primary 

strategies: 

 Track and analyze progress for continuous improvement; 

 Align and leverage existing funding resources to support housing; 

 Reduce barriers to new supply and promote access to affordable homes; and 

 Partner to create and preserve affordable homes. 

The intent of the 2025 Housing Landscape Assessment is to provide key background 

information about the City’s housing strategy goals, Missoula’s housing trends, and housing 

needs to help inform the Affordable Housing Resident Oversight Committee’s allocation 

planning process for the Affordable Housing Trust Fund. The Landscape Assessment is 

intended to provide a snapshot and is not expected to be comprehensive.  

A Place to Call Home: Five-Year Strategy Review 
2025’s Housing Landscape Assessment coincides with the five-year review of A Place to Call 

Home. For the five-year review, City of Missoula staff contracted with Root Policy Research 

to assess the implementation of the City’s housing strategy and help determine what 

strategies the City should prioritize for the next five-year period. To guide their work with 

the City, Root wrote an overarching housing market condition report for the Missoula area. 

2025’s Housing Landscape Assessment consists of Root’s report paired with addendums 

created by City of Missoula staff, specifically Community Planning, Development and 

Innovation Department and Missoula Redevelopment Agency staff. 

A Note on Data 
The Housing Landscape Assessment incorporates data from a variety of sources, including: 

• Montana Department of Commerce 

• The American Consumer Survey 

• Bureau of Labor Statistics 

• CoStar 

• Redfin 

• Zillow 

• Department of Housing and Urban 

Development 

• Freddie Mac 

https://www.rootpolicy.com/
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• Center for Neighborhood Technology 

and Transportation Index 

• City of Missoula Community 

Planning, Development, and 

Innovation Department 

• Missoula Redevelopment Agency 

• Missoula Coordinated Entry System 

• Missoula Organization of Realtors 

• Missoula Housing Authority 

• Human Resource Council

We are grateful for our partners for engaging with us and sharing data for this report. 

The data presented in the 2025 Housing Landscape Assessment reflects the most current 

information available. Due to standard collection and publication timelines, there is 

typically a lag in data reporting — e.g., the American Consumer Survey's most recent data 

is from 2023. The figures in this report represent the most comprehensive and reliable 

information available for understanding the underlying housing trends and conditions in 

the city of Missoula. All figures include the source and date of information in the 

corresponding caption. 
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Missoula Housing Market Conditions 
Summary 

Key Findings 
 Missoula County has experienced continued population growth since 2000; the 

county’s population is projected to increase from approximately 122,000 in 2023 to 

approximately 145,700 people by 2050. In 2019 and 2023, the greatest proportion of 

people moving to Missoula previously lived in the county. 

 Between 2019 and 2023, individual poverty rates decreased in the city of Missoula 

from 17% to 12%.  

 At the median, renter income did not keep pace with rising rental costs between 2019 

and 2023; as such, rental affordability challenges persist in Missoula:  

➢ In 2019, units for rent between $500 and $749 represented approximately 

25% of all rental units; in 2023, these units represented 10% of all units for 

rent. Conversely, units for rent over $1,500 accounted for 7% of all rental 

units in Missoula in 2019; in 2023, these units now represent 25% of the 

city’s rental units.  

➢ As of 2024, median market-rate rent in Missoula is currently about $1,370—

well above the monthly rent affordable to the median renter ($1,124 in 

2023—the most recent year for which data are available).  

➢ As of the first quarter of 2025, the vacancy rate for multifamily rental 

developments in Missoula is 6.8%, while the stabilized vacancy rate1 is 4.7%. 

Vacancy rates for multifamily rental development in the city are projected to 

continue to decrease over the next five years, signaling a continued 

tightening of the rental market. 

➢ The number of renters experiencing severe cost burden2 increased by 20% 

between 2019 and 2023, from 25% to 30% of renter households in the city. 

➢ By income, nearly half (44%) of renter households in Missoula with income 

of $50,000 or less experience severe cost burden; six in ten renter 

households (60%) with income of $35,000 or less are severely cost 

burdened. 

 

1 The “stabilized vacancy” rate reflects “stabilized properties,” removing the impact of newly constructed multifamily 

developments still in the process of leasing up the units.  

2 Households are severely cost burdened when they pay 50% or more of their gross income in housing costs. 
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➢ According to the Missoula Housing Authority (MHA), as of August 2025, there 

are approximately 1,700 households currently on waitlists for subsidized 

housing.  

 A rental gaps analysis shows a rental affordability gap of 2,902 units priced below $625 

(affordable to households earning less than $25,000). This is down from the 2019 gap 

of 4,930 units but needs persist, especially among lower income renters.  

➢ Home prices are stabilizing after sharp increases beginning in 2020; 

however, affordability (or purchasing power) is dropping due to relatively 

high interest rates. In 2019, nearly 40% of single-family homes sold for 

between $151,000-$300,000; in 2023, home sales in this price range 

represented just 1% of all homes sold. Similar trends were found for both 

townhome and condominium sales over the same time period.  

 A for-sale gaps analysis shows a growing purchase affordability gap and an acute 

affordability mismatch impacting renter households earning between $35,000 and 

$75,000 per year.  

➢ In 2019, there was a +19% surplus of units sold at affordable prices for 

Missoula renters with income between $35,000 and $75,000.   

➢ In contrast, in 2023, 36% of renter households had incomes between 

$35,000 and $75,000 while only 8% of all units sold in the city were 

affordable to these households, resulting in an affordability gap of -29%.  
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Population, Income, and Poverty 
Population. Figure 1 presents estimates of Missoula County’s population from 2001–

2023 and population projections for 2024–2050. Missoula County was home to 121,849 

residents in 2023. The county’s population is expected to rise to 145,663 residents by 2050, 

an average annual growth rate of 1.63%. Over this time period, in Montana only Gallatin 

County and Flathead County are projected to have higher rates of growth than Missoula 

County.3  

Figure 1. 
Missoula County Total Population and Projections, 2001–2050 

 
Note: Projected population change is indexed to the data release year of 2020. 

Source: Population Projection – Trends, Regional Economic Models Incorporated (REMI), Montana Department of Commerce. 

 

Geographic mobility. Figure 2 presents the percentage of residents in the city of 

Missoula who moved from other locations in 2019 and 2023. In both years, the greatest 

proportion of residents moving into the city were previously living in other parts of 

Missoula County. Residents moving to Missoula from out of state represented less than 5% 

of residents living in the city in both 2019 and 2023. 

 

 

3 https://commerce.mt.gov/Data-Research/People-Housing/Population  

https://commerce.mt.gov/Data-Research/People-Housing/Population
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Figure 2. 
Geographic 
Mobility, City of 
Missoula, 2019 and 
2023 

 

Source: 

2019 and 2023 1-year ACS.  

Income. Figure 3 presents changes in median household income overall and for owner 

and renter households between 2010 and 2023 in the city of Missoula. In 2023, renter 

households had a median income of $45,628—less than half of the median owner 

household income of $95,805. While renter incomes have grown at a faster rate than 

owner incomes since 2010, owner incomes have grown at a faster rate since 2019.  

Figure 3. 
Median Household 
Income by Tenure, 
City of Missoula, 
2010–2022 

 

Source: 

2010, 2019, 2021, 2023 1-year 

ACS. 

 

According to data from the Bureau of Labor Statistics, average annual wages in Missoula 

County have increased by approximately a third since 2019 (Figure 4), slightly lagging 

behind household income growth (40%) over the same time period. Across industries, 

wage increases were not experienced equally.  
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Figure 4. 
Average Annual 
Wages by Industry, 
Missoula County, 
2019 and 2023 

Note: 

Values that show “n/a” represent 

data that is not disclosable. These 

data do not meet BLS or State 

agency disclosure standards. 

Source: 

Bureau of Labor Statistics and Root 

Policy Research. 

 

Poverty. Poverty rates for 2010, 2019, 2021, and 2023 are presented in Figure 5. In the 

city of Missoula, poverty rates have declined by nearly a third since 2010. In Missoula 

County, poverty has decreased by just over 20% since 2010.  

Figure 5. 
Individual Poverty 
Rate, City of 
Missoula and 
Missoula County, 
2010–2023 

 

Source: 

2010, 2019, 2021, 2023 1-year ACS. 

 

Individual poverty rates by race and ethnicity, living arrangements, educational attainment, 

disability status, and work status are presented in Figure 6. Poverty rates are especially 

high for residents who did not work in the past year, residents who have not completed 
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high school, residents living with disabilities, and residents living in single mother 

households or nonfamily arrangements. 

Figure 6. 
Individual Poverty Rates, Selected Characteristics, City of Missoula, 2019 
and 2023 

 

Note: Additional racial and ethnic groups are not presented due to large margins of error. Educational attainment is calculated for 

population 25 years or older. Work status is calculated for population 16 to 64 years old. 

Source: 2019 and 2023 5-year ACS. 

 

Housing Inventory 
Housing units. Figure 7 shows total housing units in the city of Missoula and Missoula 

County. In 2010, there were 30,835 housing units in Missoula, which accounted for 61% of 

all housing units in the county. Over the last decade, the city has increased this 

proportion—in 2023, the city had nearly 38,000 units, accounting for 65% of all housing 

units in the county.  
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Figure 7. 
Total Housing Units, 
City of Missoula and 
Missoula County, 
2010–2023 

 

Source: 

2010, 2019, 2021, and 2023 1-year 

ACS. 

 

Distributions of housing units by unit type are presented in Figures 8a and 8b. In both 2019 

and 2023, just over half (51%) of all housing units in the city of Missoula were single family 

detached. Owner households occupy single family detached units at a significantly greater 

rate than renter households—moreover, the proportion of owner households in single 

family detached units has increased between 2019 and 2023 (82% in 2019, 85% in 2023). In 

2019, renter households were more likely than owner households to occupy mobile homes 

or attached units including townhomes, du-/tri-/four-plexes, and multifamily buildings (i.e., 

apartments or condominiums). However, in 2023, the share of renter households living in 

townhomes, duplexes, triplexes, or fourplexes increased by nearly 30%.  

Figure 8a. 
Units by Type Overall and by Tenure, City of Missoula, 2019 

 
Source: 2019 1-year ACS. 

 



ROOT POLICY RESEARCH HOUSING MARKET CONDITIONS SUMMARY, PAGE 9 

Figure 8b. 
Units by Type Overall and by Tenure, City of Missoula, 2023 

 
Source: 2023 1-year ACS. 

Figure 9 presents units in the city of Missoula by number of bedrooms and by tenure. 

Renter occupied units are more likely to have two or fewer bedrooms, while owner 

occupied units are more likely to have three or more bedrooms. 

Figure 9. 
Housing Inventory 
by Bedrooms by 
Tenure, City of 
Missoula, 2023 

Source: 

2023 1-year ACS. 

 

Tenure. Figure 10 shows changes in homeownership rates in the city of Missoula and 

Missoula County since 2010. Since then, both the city and county have seen 

homeownership rates decrease by three percentage points. Figure 11 shows changes in 

homeownership rates by income for the city of Missoula. In 2010, households making 

between $50,000 - $100,000 represented 43% of all homeowners in Missoula; in 2023, 30% 

of homeowners fell into this income category. Conversely, homeowners with income 

greater than $150,000 represented 7% of all Missoula homeowners in 2010; in 2023, this 

income group represents 25% of all homeowners in the city. 
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Figure 10. 
Homeownership 
Rates, City of 
Missoula and 
Missoula County, 
2010–2023 

 

Source: 

2010, 2019, 2021, and 2023 1-year 

ACS. 

 

 

 
Figure 11. 
Homeownership 
Rates by Income, 
City of Missoula, 
2010–2023 

 

Source: 

2010, 2019, 2021, and 2023 1-year 

ACS. 
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Rental Market Trends 

Vacancy. Figure 12 presents vacancy and stabilized vacancy4 rates for multifamily rental 

properties in the city of Missoula between 2000-2025, as well as projected rates from 2025 

to 2030. Since 2000, vacancy rates for multifamily rental properties in Missoula have 

consistently decreased, hitting a low of 4.2% in the first quarter of 2021. The lowest 

stabilized vacancy rate was 3.9% in the fourth quarter of 2021. While vacancies in the 

multifamily rental market increased in 2022 and 2023, hitting a high of 11% in the second 

quarter of 2022, the rental market has started “tightening” again. As of the first quarter of 

2025, the rental vacancy rate is 6.8%, while the stabilized vacancy rate is 4.7%. Vacancy 

rates for multifamily rental development in the city are projected to continue to decrease 

over the next five years, signaling a continued tightening of the rental market. Generally, a 

vacancy rate around 5%-8% is considered a healthy market.  

Figure 12. 
Vacancy and Stabilized Vacancy Rates and Projections, Multifamily Rental 
Properties, City of Missoula, 2000-2030 

 
Source: CoStar. 

 

4 The “stabilized vacancy” rate reflects “stabilized properties,” removing the impact of newly constructed multifamily 

developments still in the process of leasing up the units. 
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Market rents. As of 2024, median market-rate rent in Missoula is currently about 

$1,3705—well above the monthly rent affordable to the median renter ($1,124 in 2023, the 

most recent year for which data are available).  

Figure 13 shows the typical market-rate rent compared to affordable rent for the median 

renter. ACS data are included for reference and discussed in more detail below.  

Figure 13. 
Typical Market-
Rate Rent, City 
of Missoula, 
2015–2024 

 

 

Source: 

Zillow Observed Rental 

Index, 2015-2023 5-year 

ACS, and Root Policy 

Research. 

 

ACS Rents. While the market-rate rental data above reflect the most representative 

measure of what a household would encounter in shopping for a market-rate unit today, 

American Community Survey (ACS) data offer more detail on the distribution of rental 

prices as well as an opportunity to compare rental trends across jurisdictions. Note that 

ACS data are based on residents’ reporting what they pay for monthly rental costs in 

Census surveys—this results in data that lag market data but are inclusive of housing 

subsidies (through vouchers or income-restricted units), and that typically show lower 

median rents than market sources.6    

Figure 14 shows ACS median rents in the city of Missoula, Missoula County, the state of 

Montana, and the United States. Between 2010 and 2023, median rents in both the city and 

county have been relatively similar, while each have seen median rent increase by 58% 

over the same time period, respectively. While rents are lower, the state of Montana has 

seen rents rise at a greater rate than the city over the same time period.  

 

5 The Zillow Observed Rental Index (ZORI) offers a measure of rents that is most representative of what a household 

would encounter in shopping for a market-rate unit today. The index represents the average monthly price of the 

middle 30% of market-rate units by price and includes both multifamily and single family rental options. 

6 ACS data reflect residents’ reporting of what they pay for monthly rental costs in Census surveys. Residents who 

receive subsidies such as Housing Choice Vouchers report what they pay after the subsidy is applied, not the market 

rent of the unit. Further, renter households who have occupied their units for a long time often pay less than market 

rate for their units. Relative to the distribution of rental units currently available for rent at market rate, the distribution 

of rental units in ACS data may overstate the number of units affordable to low-income households. Estimates of ACS 

median rent are likely lower than the median rent a household would encounter in shopping for a market-rate unit. 
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Figure 14. 
Median Gross Rent, 
City of Missoula and 
Missoula County, 
2010-2023, Select 
Years. 

Source: 

2010, 2019, 2021, 2023 1-year ACS. 

 

Growth in the city of Missoula’s median rent between 2015 and 2023 is driven by losses in 

units priced between $500-$749 per month and gains in units priced above both $1,000 and 

$1,500, as shown in Figure 15. 

Figure 15. 
Rent Distribution, City of Missoula, 2015, 2019, and 2023. 

 
Source: 2015, 2019, 2023 5-year ACS. 

For-Sale Market Trends 

Home values. Figure 16 presents the median sales price of homes in the Missoula 

Urban Area alongside the maximum affordable home price for households earning 80% 

and 100% AMI. Median sales prices began to quickly accelerate in 2020 and have begun to 

stabilize as interest rate growth has caused affordability to fall.  

Based on median sales prices, homes started to become unaffordable to households with 

income up to 80% AMI in 2015 while homes started to become unaffordable for 

households earning 100% AMI in 2021. 
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Figure 16. 
Median Sales Price and Affordability by AMI Level, Missoula Urban Area, 
2001–2024 

 
Note: 2024 YTD data include 1/2024-4/2024. Calculations use 4-person AMI limits. 

Source: Zillow Home Value Index, HUD AMI Limits, and Root Policy Research. 

Changes in purchase affordability—the dotted lines in Figure 16—account for both changes 

in income and interest rates. Recent affordability declines are primarily driven by rising 

interest rates.  Figure 17 shows average interest rates for mortgages from January 2000 to 

February 2025. Following pandemic-related interest rate hikes, average mortgage rates are 

higher than they have been since the early 2000s—around 6.8% in February 2025.  
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Figure 17. 
30-Year Fixed Rate 
Mortgage Average, 
United States, 
January 2000–
February 2025 

 

Source: 

Freddie Mac and FRED by the 

Federal Reserve of St. Louis. 

 

The first row of the table in Figure 18 presents the maximum purchase price for 

households earning $90,200, Missoula’s 2024 AMI, at different interest rates. The second 

row compares the maximum affordable price at the given interest rate to the maximum 

price at 3.0%, the prevailing rate in late 2020 and 2021. Solely as a result of rising interest 

rates, purchase affordability has decreased by between 33.3% and 36.5% since 2020/2021. 

Figure 18. 
Effect of Interest Rates on Home Purchase Affordability 

 
Note: Purchase affordability estimates assume households spend no more than 30% of income—in this case, Missoula’s 2024 AMI 

of $90,200—on housing. Calculations assume a 30-year fixed rate mortgage with 10% down and 25% of monthly housing 

costs to non-mortgage expenses such as property taxes, utilities, and HOA fees. 

Source: HUD AMI limits and Root Policy Research. 
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Home sales. Figure 19 shows the number of homes sales in the Missoula Urban Area 

and Missoula County between 2019 and 2024. Between 2020 and 2023, the number of home 

sales in the Missoula Urban Area decreased by 40%.  

Figure 19. 
Number of Homes Sold, Missoula Urban Area and Missoula County, 2019–
2024 

 
Source: Missoula Organization of Realtors and Root Policy Research. 

Characteristics of sold homes. Detached units accounted for 78-81% of homes sold 

each year, while 9-10% of homes sold each year were townhomes and 8-10% of homes 

sold were condominiums. Manufactured homes on owned land accounted for 3-9% of all 

homes sold between 2019 and 2024 and between 2-3% for manufactured homes on leased 

land. 

Sale prices. Figure 20 shows median sale prices for all homes, as well as single family and 

other house types in the Missoula Urban Area each year between 2019–2024. The 

combined median home sales price for all housing types in the Missoula Urban Area 

increased by 79% from $315,000 in 2019 to $562,400 in 2024. In 2024, the median sale 

price specifically for single family homes in the Missoula Urban Area was $600,000—

significantly higher than both the median sale price for townhomes ($469,000) and 

condominiums ($365,000).  
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Figure 20. 
Median Sale Price by Type, Missoula Urban Area, 2019–2024 

 
Source: Missoula Organization of Realtors and Root Policy Research. 

Price distribution. Figure 21 show the proportion of home sales based on sale price for 

single family homes, townhomes, and condominiums.  

In 2019, nearly four in ten home sales (37%) for single family residences were sold for 

between $151,000 and $300,000; in 2024, single family homes sold in the price range 

represented just over 1% of all homes sold. Conversely, single family homes sold for 

between $601,000 and $750,000 represented just 4% of all homes sold in 2019; however, in 

2024, single family homes purchased in this price range represented nearly a quarter of all 

sales (23%).  

In 2019, townhomes purchased between $151,000 and $300,000 made up two thirds of all 

home sales (66%); in 2024, only 4% of townhomes were sold in this price range. Similarly, in 

2019, condominiums sold in this price range represented over half of all sales (51%); in 

2024, only 14% of condominiums were sold between $151,000 and $300,000.  

Using 2024 HUD AMI limits for a 4-person household, a household making up to 52% AMI 

would only be able to afford a home priced at $150,000 or less. To afford the median sale 

price in 2024 in the Missoula Urban Area ($562,400), a household would have to have an 

income of at least 196% AMI. 



ROOT POLICY RESEARCH HOUSING MARKET CONDITIONS SUMMARY, PAGE 18 

Additionally, in Missoula County, of the 1,701 homes sales in 2019, 53.7% were considered 

above the affordability threshold7 while 46.3% were considered below the affordability 

threshold. In 2024, of the 1,189 home sales, 90% were considered to be above the 

affordability threshold while 10% were considered below. 

 

7 Per the Missoula Organization of Realtors, “affordability thresholds” are the amount a Missoula County median 

income earner in a given year could afford to pay for a home purchase (factoring in taxes, interest rates, and a 5% down 

payment) without spending more than 30% of their monthly income on housing. 
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Figure 21. 
Home Sales Distribution by Sale Price, Single Family Residence, Townhomes, 
and Condominiums, Missoula Urban Area, 2019–2024 

 
Source: Missoula Organization of Realtors and Root Policy Research. 
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Figure 22 shows the distribution of cash financing employed in home sales overall and by 

housing type in the Missoula Urban Area between 2019 and 2024. In 2019, cash purchases 

of homes in Missoula County made up approximately one in five home purchases (19%); 

however, in 2024, cash purchases accounted for nearly a third of all home purchases (31%). 

The increasing share of cash being used for home sales is also playing out at the national 

level. According to Redfin, in February 2024, 34.5% of all home purchases were made with 

cash.8 Higher proportions of cash purchases indicate that these buyers are crowding out 

traditionally financed households at increasingly higher price points. 

Figure 22. 
Share of Cash Financing by Housing Type, Missoula County, 2019–2024 

 
Source: Missoula Organization of Realtors and Root Policy Research. 

 
Affordability 
Cost burden. Figures 23 and 24 present cost burden and severe cost burden for 

owners and renters. Households are considered to be cost burdened when they pay 30% 

or more of their gross income in housing costs. Households are severely cost burdened 

when they pay 50% or more of their gross income in housing costs. In 2023, over half of all 

renter households (51%) in the city experienced cost burden. Additionally, three in ten 

Missoula renter households experienced severe cost burden, a 20% increase since 2019. 

While the proportion of owners experiencing cost burden overall decreased between 2019 

and 2023, owners experiencing severe cost burden increased by 20% (8% in 2019, 10% in 

2023). 

By income, approximately a third of Missoula homeowners (33%) with income up to 

$50,000 experience severe cost burden; approximately half of homeowners (49%) with 

income of up to $35,000 experience severe cost burden. Additionally, nearly half (44%) of 

renter households in Missoula with income of $50,000 or less experience severe cost 

 

8 https://www.redfin.com/news/all-cash-homebuyers-february-2024/  

https://www.redfin.com/news/all-cash-homebuyers-february-2024/
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burden; six in ten renter households (60%) with income of $35,000 or less are severely cost 

burdened. 

Figure 23. 
Renter Cost Burden, City 
of Missoula and Missoula 
County, 2019 and 2023 

 

Source: 

2019 and 2023 1-year ACS. 

 
Figure 24. 
Owner Cost Burden, City 
of Missoula and Missoula 
County, 2019 and 2023 

Source: 

2019 and 2023 1-year ACS. 

 

Housing and transportation costs. Figure 25 broadens the affordability analysis 

by contextualizing housing costs with transportation and other costs in the city of Missoula 

in 2019 and 2022. On average, Missoula households currently spend 25% of their income 

on housing costs and 19% of their income on transportation costs, with the remaining 56% 

of income going to other necessities, debt, savings, and disposable income. At the 2022 

median household income of $59,783, this translates to spending $1,245 on housing, $947 

on transportation, and $2,790 on other expenses and savings each month. 
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Figure 25. 
Typical City of 
Missoula Household 
Monthly Budget, 2019 
and 2022 

 

Note: 

Figures for 2021 and 2022 apply 2020 

housing/transportation/other 

expenses shares to 2021 and 2022 

median household incomes. 

 

Source: 

2019, 2021, and 2022 5-year ACS 

estimates (Median Household Income), 

Center for Neighborhood Technology 

Housing and Transportation Index 

2019 and 2020 Releases, and Root 

Policy Research. 

 

Affordable housing inventory. Missoula’s designated affordable housing stock is 

summarized in Figure 26. In this analysis, “designated affordable” includes income-

restricted units administered by the Missoula Housing Authority (MHA), nonprofit 

organizations, and private real estate development companies. Rents in these units may be 

subsidized by Low Income Housing Tax Credits (LIHTC), project-based vouchers, HUD 

funds, or other funding sources. 

Altogether, there are 2,268 designated affordable units in the city, which account for 12% 

of all rental units and 6% of all units in Missoula. Approximately 30% of these units are 

deeply subsidized wherein tenants pay 30% of their income in rent. Over four in ten 

designated affordable units (42%) are located within tax credit properties, while over a 

quarter (28%) represent other affordable units in the city.  
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Figure 26. 
Designated 
Affordable Units by 
Type, City of 
Missoula, 2025 

Source: 

Affordable Housing Preservation 

Database, Montana Department of 

Commerce and Root Policy 

Research. 

 

In addition to the affordable units outlined above, housing vouchers or other direct 

landlord subsidies offer additional paths to affordability: the Missoula Housing Authority 

administers approximately 1,200 housing vouchers. It should be noted that vouchers and 

units are not necessarily additive as vouchers can be used in subsidized units to create 

deeper affordability for extremely low-income households. According to MHA, as of 

October 2024, there are approximately 2,400 households currently on waitlists for 

subsidized housing—clearly demonstrating that need for affordable housing far exceeds 

the available supports.  

Affordability gaps analysis. To examine how the city’s housing market is meeting 

the affordability needs of current residents, a gaps analysis was performed. The gaps 

analysis compares the supply of housing at various price points to the number of 

households who can afford such housing. If there are more housing units than households, 

the market is “oversupplying” housing at that price point. Conversely, if there are too few 

units, the market is “undersupplying” housing at that price point.  

Rental affordability gaps. Figures 27 and 28 show rental gaps for the city of Missoula in 

2019 and 2023.  

As of 2023, there is an affordability gap of 2,902 units affordable to households earning 

less than $25,000—units priced below $625—in 2023.  

 3,645 renter households have incomes below $20,000 and can afford to pay $500 in 

rent each month; however, there are only 872 rental units priced below $500, resulting 

in a gap of 2,773 units affordable to these households.  

 Another 895 renter households have incomes between $20,000 and $25,000 and 

require units priced at or below $625, but only 766 units were priced within their 

affordability range, leaving a shortage—or gap—of 129 units.  
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 Additionally, there are 4,421 renters with incomes over $75,000, but only 2,630 units 

affordable to these households, resulting in a shortage of 1,791 units. 

 In 2019, rental affordability gaps were present up to roughly 34% AMI for a 4-person 

household; in 2023, this decreased to households up to 25% AMI. While Missoula’s 

2023 rental gap (2,902 units priced below $625) is smaller than the rental affordability 

gap Missoula faced in 2019 (4,930 units priced below $625), needs persist, particularly 

for extremely low- and low-income households.  

For-sale affordability gaps. Figures 29 and 30 show homeownership gaps for the city of 

Missoula in 2019 and 2023. This analysis compares the shares of total renter households—

roughly, the number of potential first-time homebuyers—with shares of total home sales 

affordable to them.  

In 2019, just over a third (34%) of Missoula renter households had income between 

$35,000 and $75,000 annually. To affordably enter homeownership, these households 

would require homes priced between $153,846 and $329,667. Over half of all homes sold 

(53%) in Missoula in 2019 were sold between these price points, resulting in an affordability 

surplus of +19% for renters with income between $35,000 and $75,000.  

Due to rising home prices and the effects of higher interest rates on purchasing power, 

Missoula renters with income between $35,000 and $75,000 experienced a gap in the 

number of affordable units available for purchase in 2023. Compared to 2019, a similar 

number of renter households (36%) fell within this income bracket in 2023. Based on 2023 

interest rates, these households required homes priced between $111,849 and $239,675. 

Only 8% of units sold in 2023 were priced affordably for these households, leaving an 

affordability gap of -29% for renters between $35,000 and $75,000.  
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Figure 27. Figure 28. 
Rental Affordability Gaps, City of Missoula, 2019 Rental Affordability Gaps, City of Missoula, 2023 

  
Note: AMI ranges presented are based on 4-person 2019 HUD AMI limits. Note: AMI ranges presented are based on 4-person 2023 HUD AMI limits. 

Source: 5-year ACS and Root Policy Research. Source: 5-year ACS and Root Policy Research. 
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Figure 29. Figure 30. 
For-Sale Affordability Gaps, City of Missoula, 2019 For-Sale Affordability Gaps, City of Missoula, 2023 

  
Note: Assumes a 30-year mortgage with 10% down at a 3.94% interest rate, with additional  Note: Assumes a 30-year mortgage with 10% down at a 6.8% interest rate, with additional 

 25% of the monthly housing payment to property taxes, utilities, insurance, etc.  25% of the monthly housing payment to property taxes, utilities, insurance, etc. 

 AMI ranges presented are based on 4-person 2019 HUD AMI limits.  AMI ranges presented are based on 4-person 2023 HUD AMI limits. 

Source: 2019 5-year ACS and Root Policy Research. Source: 2023 5-year ACS and Root Policy Research.
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Addendum 1: City of Missoula Community 
Development, Planning & Innovation 
Department Data 

Housing Production 
Residential Building Permits. 
Figure 31.  
Missoula Building Permits by type, 2020-2025

 

Figure 31 shows Missoula's residential building permit trends from 2020 to 2025, revealing 

volatility in city-wide housing construction. The City experienced a surge in development 

during 2021-2022, with permits reaching 870 and 864 units, respectively, driven primarily 

by substantial multi-unit construction and consistent single-unit development. However, 

construction activity declined sharply in 2023 to 479 units, recovering modestly to 578 units 

in 2024. Single-unit homes dominated the housing mix throughout most years, while 

townhomes and duplex units remained relatively insignificant components of overall 

development. The 2025 data, representing only a partial year with 169 units, suggests a 

continuation of limited construction, likely due to the extended Unified Development Code 

timeline, with developers pausing projects until knowing the new zoning framework. 

 
Figure 32. 
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Housing Production Compared to 2045 Land Use Plan Targets 

Source: Community Development, Planning, and Innovation; Development Services. 

As seen in Figure 32, the recent construction levels fall well short of the City's Our Missoula 

2045 Land Use Plan targets, which call for 1,100-1,400 units annually to maintain healthy 

vacancy rates between 5-8%. The 2025 data, representing only a partial year, reflects the 

impact of recent policy changes, including a moratorium on new permits from August to 

December 2025, as the city transitions to its new Unified Development Code designed to 

increase housing production. 

Short-term Rentals. Currently, there are a combined 429 active and pending short-term 

rental registrations in the City of Missoula. These units represent less than 2% of the total 

housing units in Missoula. 

Rental Subsidies 
Housing Choice Vouchers. Funded by the federal government, Housing Choice 

Vouchers (HCVs) pay the difference between market and affordable rent based on the 

individual voucher holder's income. Households earning at or below 50% of the Area 

Median Income (AMI) are eligible for housing assistance through an HCV. Eligible 

households pay 30-40% of their income towards rent and utilities. In Missoula, the 

Missoula Housing Authority (MHA) and District XI Human Resource Council (HRC) 

administer vouchers. 

MHA holds 1,042 HCVs and currently has 928 in use as of August 2025, representing an 

89% HCV utilization rate as MHA works toward full HCV utilization. MHA’s current waitlist 

stands at 1,731 households. The Montana Department of Commerce (MDOC) reopened its 

Housing Choice Voucher waitlist on July 1, 2025, after closing it in August 2024. HRC 

administers 358 HCVs for the MDOC program.   



 

ROOT POLICY RESEARCH 

 HOUSING MARKET CONDITIONS SUMMARY, PAGE 29 

Special vouchers continue to be fully utilized, including MHA's 66 Mainstream vouchers for 

adults with disabilities, 13 Foster Youth Initiatives (FYIs) (MHA recently received 10 more 

FYIs from HUD in September 2025), 11 homeownership vouchers, and 52 VASH vouchers. 

MHA’s 11 Emergency Housing Vouchers (EHVs) were successfully converted to HCVs ahead 

of the EHV program sunsetting in 2026. The 98 Permanent Supportive Housing Vouchers 

remain available to those meeting HUD's chronic homelessness definition, with 30 project-

based vouchers in use at the Blue Heron Place facility. HRC administers 49 Veterans Affairs 

Supportive Housing (VASH) vouchers, 9 EHVs, and 8 Mainstream vouchers. 

Fair Market Rent Update. The 2025 reevaluation of Fair Market Rents (FMR) by HUD has 

provided crucial support for voucher utilization in Missoula's rental market. The updated 

FMR standards better reflect current market conditions, helping to bridge the gap between 

voucher payment standards and actual rental costs that had been undermining program 

effectiveness. This adjustment addresses a statewide concern of rapid rent increases 

outpacing federal payment standards, limiting the amount of suitable housing available to 

voucher holders. 

Grant Activity 
Fiscal Year 20259 
Figure 33a. Total Local and Federal Housing Investments, Fiscal Year 2025 

Funding Source Total Award Number of Projects 

Home Investment 

Partnership (HOME)  
$300,705 1 

Community Development 

Block Grant (CDBG)  
$589,000 4 

Affordable Housing Trust 

Fund 
$92,000 1 

 

  

 

9 City of Missoula fiscal years run from July 1 to June 30; thus fiscal year 2025 spanned July 1, 2024 to June 30, 2025. 
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Figure 33b. HOME, CDBG, and AHTF Outcomes, Fiscal Year 2025 

Organization Project 
Fund 

Source 

Award 

Amount 
Outcomes 

Homeword, Inc. 
Fireweed Court 

Rehabilitation 
HOME $181,297 

12 affordable units 

have been 

rehabilitated 

NMCDC 
Howell St. 

Acquisition 
CDBG $250,000 

Acquired a single-

family home plus lot 

for placement into a 

Community Land 

Trust 

Homeword, Inc. 

Orchard 

Gardens 

Rehabilitation 

CDBG $390,000 

35 affordable units 

have been 

rehabilitated  

Human 

Resource 

Council 

Owner-Occupied 

Housing 

Rehabilitation 

CDBG $100,000 

3 homeowners 

provided with 

rehabilitation support 

RAMP 
ADA Compliant 

Ramp Program 
CDBG $75,000 

Accessible ramps for 

18 households have 

been installed 

United Way 
Housing 

Solutions Fund  
AHTF $92,000 

Provided rental, 

deposit, arrears, and 

application fee 

assistance to 81 

households who were 

houseless or at 

imminent risk of 

houselessness 

Homeword, Inc. 
Creekside 

Rehabilitation 

AHTF 

(awarded in 

FY24) 

$348,427 

Provided funding 

toward new siding, 

roofing, windows, 

mechanical systems, 

and plumbing fixtures 

for 161 affordable 

units  

*Federal funds that remain uncommitted at the end of a fiscal year carry over to the next fiscal year: FY25 included $106,592 in carry-over funds.  
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Grant Awards, Fiscal Year 2026 
Figure 34a. Total Local and Federal Housing Investments, Fiscal Year 2026 

Funding Source Total Award Number of Projects 

Home Investment 

Partnership (HOME)  
$217,434 2 

Community Development 

Block Grant (CDBG)  
$322,275 2 

HOME American Rescue 

Plan (HOME-ARP) 
$447,705 2 

Affordable Housing Trust 

Fund 
$118,605 1 

 

Figure 34b. HOME, CDBG, HOME-ARP, and AHTF Project Awards, Fiscal Year 
2026 

Organization Project 
Fund 

Source 

Award 

Amount 

Projected 

Outcomes 

Homeword, Inc. 
Lenox Flats 

Rehabilitation 
HOME $200,000 

Supports 

rehabilitation of 10 

affordable units 

Homeword, Inc. 
Operating 

Support 
HOME $17,543 

Supports operating 

expenses for rehab 

projects 

Poverello Center 

Housing 

Montana's 

Heroes 

CDBG $247, 520 

Supports the 

construction of a 20-

unit transitional 

housing facility for 

unhoused veterans 

Missoula Parks 

and Recreation 

Childcare 

Program 
CDBG $74,755 

Provides afternoon 

"camp" childcare to 

compliment the 

JUMP START program 
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Partnership 

Health Clinic 

Watershed 

Navigation 

Center 

HOME-ARP $299,937 

Provides treatment 

and services for 

individuals who are 

houseless or at-risk 

of houselessness 

Partnership 

Health Clinic 

Operating and 

Capacity 

Building Support 

HOME-ARP $35,824 

Provides operational 

and capacity-building 

support to carry out 

HOME-ARP activities 

Human 

Resource 

Council 

Houseless 

Prevention 
HOME-ARP $100,000 

Provides rent and 

deposit assistance to 

stabilize at-risk 

households and 

prevent 

houselessness 

Human 

Resource 

Council 

Operating and 

Capacity 

Building Support 

HOME-ARP $11,944 

Provides operational 

and capacity-building 

support to carry out 

HOME-ARP activities 

United Way 
Housing 

Solutions Fund 
AHTF $118,605 

Provides rental, 

deposit, arrears, and 

other critical financial 

assistance to those 

experiencing 

houselessness or at 

imminent risk of 

houselessness 

 

City of Missoula Houseless Programs Data 
Needs & Gaps Assessment. The Missoula’s Continuum of Care Coalition’s 2025 

Needs & Gaps Analysis provides an expansive report on the houseless population in 

Missoula, beyond what can be summarized in this Housing Landscape Assessment. As a 

snapshot, 687 households were actively experiencing houselessness as of February 2025. 

Missoula’s houseless population represents approximately 22% of the state of Montana's 

total houseless count, with substantial overrepresentation of Indigenous residents (23% vs. 

2.7% of the Missoula County population) and aging adults (27% are 55+). Households 

https://ehq-production-us-california.s3.us-west-1.amazonaws.com/f324dcdb40e6fb031d27d00e9a63808ab2ac7502/original/1747183644/f2fe48b99f9589bc314a0bde27bfba4f_Needs%20%20Gaps%202025%20Final.pdf?X-Amz-Algorithm=AWS4-HMAC-SHA256&X-Amz-Credential=AKIA4KKNQAKIJHZMYNPA%2F20250918%2Fus-west-1%2Fs3%2Faws4_request&X-Amz-Date=20250918T204215Z&X-Amz-Expires=300&X-Amz-SignedHeaders=host&X-Amz-Signature=bafa4cafd2712e6e3e7925409990201332ab3c91905fe6b77f03ac88cdc25ad3
https://ehq-production-us-california.s3.us-west-1.amazonaws.com/f324dcdb40e6fb031d27d00e9a63808ab2ac7502/original/1747183644/f2fe48b99f9589bc314a0bde27bfba4f_Needs%20%20Gaps%202025%20Final.pdf?X-Amz-Algorithm=AWS4-HMAC-SHA256&X-Amz-Credential=AKIA4KKNQAKIJHZMYNPA%2F20250918%2Fus-west-1%2Fs3%2Faws4_request&X-Amz-Date=20250918T204215Z&X-Amz-Expires=300&X-Amz-SignedHeaders=host&X-Amz-Signature=bafa4cafd2712e6e3e7925409990201332ab3c91905fe6b77f03ac88cdc25ad3
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report that mental health issues (24.6%), family conflict (22.6%), and job loss (20%) are the 

primary drivers of their episodes of houselessness.  

 

Figure 35. 
Houseless Population by Subpopulation: February 18, 2025 Snapshot 

Source: Missoula Coordinated Entry System, 2025. 
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Addendum 2: Missoula Redevelopment 
Agency Housing Contributions 

MRA has long supported 

housing development in 

Missoula’s urban renewal 

districts. Tax increment 

financing (TIF) investments in 

public infrastructure, building 

removal, and site preparation 

have allowed for construction 

of new housing units. 

Following the 2021 State 

Legislative Session and the 

MRA Board’s adoption of a 

new Workforce Housing Pilot 

Program, MRA’s role to 

support housing expanded to 

include gap funding for 

vertical construction. 

Resolution 8840, which supported the creation and funding of the Affordable Housing 

Trust Fund, memorialized the leverage relationship between MRA and the City’s broader 

housing funding goals. While funding from the MRA is not included in the AHTF annual 

allocation or budget, the investment in aligned projects is clear. The MRA has committed at 

least $1M to aligned projects each fiscal year.  

Since 1978, the MRA has contributed nearly $29.1M toward public infrastructure, building 

removal, and property acquisition, to support new housing. This accounts for the 

infrastructure support of 2,496 housing units that are completed, planned, or underway, 

nearly 35% of which are income restricted with a deed or use restriction or are located on a 

Community Land Trust, ensuring long-term affordability. 

 

Missoula Redevelopment Agency Updates – Workforce 
Housing Pilot Program 

Project: Opportunity Place 

MRA Board Approval: June 10, 2024 
Urban Renewal District (URD) II Funding Amount: up to $2,492,736 for vertical 

construction funding gap, public infrastructure, building removal and site preparation. 
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Status: Ground-breaking occurred August 14th, 2025 and construction is underway.   

Description: Replace a warehouse building with 24 new units of greatly needed income-

restricted housing in a residential area that is convenient to services, served by transit and 

immediately adjacent to the Bitterroot Branch Trail. The project also includes quasi-public 

green space and a commercial space that will house Opportunity Resources’ “Artists of 

Opportunity” program and host programming with local schools and community artists. All 

residential units will be ADA accessible or adaptable and will remain affordable for 50 

years. Completion is estimated by October 31, 2026.  Units will be priced for households 

earning an average of 60% AMI.   

 
Project: Scott St. Ravara Housing Project 
MRA Board Approval: January 25, 2024 
North Reserve Scott Street URD 
Funding Amount: up to $9,800,000 for 

public infrastructure, site preparation, vertical 

construction funding gap, and land 

acquisition for a new neighborhood park on 

North Scott Street.  

Status: Construction of new infrastructure is 

nearly complete and will support the home 

ownership project and adjacent planned 

market-rate development, including new 

street extensions and sidewalks, utility main 

line extensions, lighting, bikeway improvement along Scott Street, and a new bus stop. The 

$9.8M MRA commitment for the project includes funding to acquire 5.4 acres for a new 

park on North Scott Street and $3.25M in Workforce Housing Program gap funding to 

ensure 47 income-restricted for-sale units as well as construction contingency. 

Outcomes: Will include 89 for-sale homes on a Community Land Trust, of which 47 are 

expected to be income restricted for households earning 120% of AMI and below. On the 
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adjacent five-acre parcel, there are 220 market-rate units planned as well as up to 35,000 

square feet of neighborhood commercial space. 

MRA Workforce Housing Pilot Program – 10% Contribution 
to the Affordable Housing Trust Fund 

The MRA’s Workforce Housing Pilot Program requires that any private project that does not 

include income-qualified housing and receives $100,000 or more in TIF funding must 

contribute 10% of the total TIF funds received to the City’s Affordable Housing Trust 

Fund. Two recent MRA Board-approved projects are likely to contribute to the Affordable 

Housing Trust Fund: 

Project: Giada Place Apartments 
MRA Board Approval: June 12, 2025 
URD II Funding Amount: $107,223 

Description: Funding will support site prep, deconstruction, and boulevard landscaping in 

the right of way to support a new 22-units of multi-family housing. The project is expected 

to be completed in June 2026; assuming the final TIF reimbursement is $100,000 or more, 

this project will contribute funding to the Affordable Housing Trust Fund that can be 

granted back out for affordable housing units anywhere in the City. 

Project: Levasseur Street Condominiums 
MRA Board Approval: March 24, 2025 
URD II Funding Amount: $605,042 

Description: Funding will support waterline replacement, building removal, and other 

improvements to support construction of 23 condo units in downtown. The project is 

expected to be completed by December 2026 and is expected to generate $60,504 for the 

Affordable Housing Trust Fund if the final TIF reimbursement is $605,042. 
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