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About Reinvestment Fund

 We are a national mission-driven financial institution that creates opportunity for 
underserved people and places through partnerships. We marshal the capital, 
analytics, and expertise necessary to build strong, healthy, and more equitable 
communities. 

 Since 1985, Reinvestment Fund has made $2.2 billion in cumulative investments 
and loans.

 We are supported by 880 investors that include individuals, foundations, religious 
institutions, financial institutions, civic organizations and government.

 How we work: 

Lending and 
Investing
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Residential Sales in Missoula, 2010-2018



Change in Number of Home Sales (2010-2018)

Source: Reinvestment Fund Analysis of Infogroup, Residential Sales Data



Change in Home Sales Price (2010-2018) 

Source: Reinvestment Fund Analysis of Infogroup, Residential Sales Data



Median Sales Price 2010/2011

Source: Reinvestment Fund Analysis of Infogroup Residential Sales Data, 2010-2018



Median Sales Price 2017/2018

Source: RF Analysis of Infogroup Residential Sales Data, 2010-2018



Change in Median Sales Price, 2010 to 2018

Source: RF Analysis of Infogroup Residential Sales Data, 2010-2018



Displacement Risk Ratio Analysis



The concern driving this approach to measurement is the involuntary aspect 
of displacement:

Households that are forced to leave their homes and neighborhoods due 
to circumstances beyond their control (e.g., rapidly rising taxes / 
insurance, rent increases [or conversion of rental property into owner 
occupied stock]). 

The approach:

Identify places where households with a similar economic profile as 
those that lived in the area in years past can now no longer afford to do 
so.

Caveat:

The DRR is based on home sale prices and thus more directly speaks to 
homeowners; we believe rents generally track values. 

Identifying the Actionable Concern
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Measuring Resident Displacement Risk

The Displacement Risk Ratio (DRR) is a measure of residential 
displacement pressure that examines the ratio between median sales 
prices over time and median household incomes at a fixed point in time 
(2000) to identify places where the economic profile of households that 
can afford to live in an area has changed. 

𝐷𝑅𝑅 =
𝑀𝑒𝑑𝑖𝑎𝑛 𝐻𝑜𝑚𝑒 𝑆𝑎𝑙𝑒 𝑃𝑟𝑖𝑐𝑒𝑦𝑟1+𝑦𝑟2
𝑀𝑒𝑑𝑖𝑎𝑛 𝐻𝑜𝑢𝑠𝑒ℎ𝑜𝑙𝑑 𝐼𝑛𝑐𝑜𝑚𝑒

− County Trend

In areas with high positive DRR values, longtime residents or new 
residents with incomes like those of legacy residents, may be 
experiencing displacement pressure associated with elevated housing 
prices.

Sample Displacement Risk Ratio
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Average Countywide DRR

Source: Reinvestment Fund Analysis of Infogroup, Residential Sales Data; and U.S. Census Bureau, 2000 U.S. Decennial Census
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Average Countywide DRR in Other Cities

Source: Reinvestment Fund

City/County Area Average DRR

Miami 7.03

Missoula County 4.53

Spokane County 3.62

Philadelphia 2.56

St. Louis 2.25

Pittsburgh 2.12

Cleveland 0.84

Detroit 0.35
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Interpreting DRR Values
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Values near zero indicate that the ratio of 
home prices to income is tracking close to 
the county average

Negative values indicate home values in relation 
to income not keeping pace with the county—
signaling the potential for displacement due to 
disinvestment

High values indicate home values are increasing 
much faster than income—signaling risk of 
displacement for long-term residents due to 
housing costs
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Displacement Risk Ratio 2010/2011

DRR County Average
3.45

Source: RF Analysis of Infogroup and 2000 U.S. Decennial Census



Displacement Risk Ratio 2012/2013

DRR County Average
4.03

Source: RF Analysis of Infogroup and 2000 Census



Displacement Risk Ratio 2014/2015

DRR County Average
3.96

Source: RF Analysis of Infogroup and 2000 Census



Displacement Risk Ratio 2016/2017

DRR County Average
4.35

Source: RF Analysis of Infogroup and 2000 Census



Displacement Risk Ratio 2017/2018

DRR County Average
4.53

Source: RF Analysis of Infogroup and 2000 Census



Overlays

 Non-White Population 

 Population 65 Years Old or Older

 Multi-Family Homes

 Mobile Homes

 Low-wage Workers



Percent of Non-White Population (2014-2018)

Source: U.S. Census Bureau, American Community Survey 2014-2018 5-Year Estimates 



DRR (2017/2018) and Concentration of Non-White Population

Source: RF Analysis of Infogroup; 2000 Census; and ACS 2014-2018

DRR County Average
4.53



Percent of Population 65 or Older (2014-2018)

Source: U.S. Census Bureau, American Community Survey 2014-2018 5-Year Estimates 



DRR (2017/2018) and Concentration of Senior Population

Source: RF Analysis of Infogroup; 2000 Census; and ACS 2014-2018

DRR County Average
4.53



Percent of Multi-Family Home Units (2014-2018)

Source: RF Analysis of Units by Parcel File, City of Missoula



DRR (2017/2018) and Percent of Multi-Family Home Units 

Source: RF Analysis of Infogroup; 2000 Census; and City of Missoula

DRR County Average
4.53



Percent of Mobile Home Units (2014-2018)

Source: RF Analysis of Units by Parcel File, City of Missoula



DRR (2017/2018) and Percent of Mobile Home Units 

Source: RF Analysis of Infogroup; 2000 Census; and City of Missoula

DRR County Average
4.53



Percent of Workers with Low-Wage Jobs, by Residence

Source: U.S. Census Bureau, Longitudinal Employer-Household Dynamics (LEHD), 2017

Low-wage jobs earn 
$3,333/month or less. 



DRR (2017/2018) and Percent of Workers with Low-Wage Jobs, by Residence

Source: RF Analysis of Infogroup; 2000 Census; LEHD 2017

DRR County Average
4.53



Findings Summary

 Between 2010 and 2018, the Missoula housing market experienced 
substantial appreciation in median home sales price ($156K to $235K) and 
the number of home sales tripled (717 to 2,240). 

 Displacement Risk Ratio shows Missoula County overall has high pressure 
around University District, Rose Park, Northside, Riverfront, and 
downtown with elevated risk of involuntary displacement. 

 Many of populations of interest are concentrated in neighborhoods (e.g., 
River Road, Franklin to Fort, Westside) that are adjacent to areas with high 
displacement pressure where the pressure may further spread. 

 Many neighborhoods in the city have a substantial mix of single and multi-
family housing units. 

 A majority of Missoula residents earns relatively low wages, less than 
$3,333/month. 
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Considerations

 Virtually the entire city of Missoula is facing considerable 
displacement pressure associated with rapidly appreciating 
home sales prices. 

 The countywide DRR score in 2017/18 of 4.35 means that 
median home sales prices are 4.35 times greater than median 
incomes, on average. Conventional mortgage lenders tend to 
make loans up to a 3:1 ratio of price to income when borrowers 
apply for loans. In Missoula, the city is unaffordable, on average. 

 Residents at the greatest risk of displacement associated tend 
to be household with lower incomes, renter households, and 
households where individuals live on fixed incomes.  
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Questions

Michael Norton

Chief Policy Analyst, Reinvestment Fund

michael.norton@reinvestment.com

Alana Kim

Policy Analyst, Reinvestment Fund

alana.kim@reinvestment.com
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