










Appendix F: Housing  Housing Affordability  
 

 

Bozeman Community Plan   Page F-9 

F.3.2 Monthly Contract Rents 
Monthly contract rents have increased significantly since 1990.  In 1990, the median monthly contract 
rent amount was $338.  By 2000, this number had risen to $494 per month.  This is nearly a 45 percent 
increase. More recent data has shown the same trend as purchased housing. 

 

Table F-6:  Monthly Contract Rent Costs - 1990 and 2000 
  1990 2000

  Number Percent Number Percent

Less than $300 2,015 38.6% 777 12.5%

$301 to $400 1,377 26.3% 1,083 17.4%

$401 to $500 1,037 19.9% 1,215 19.5%

$501 to $600 460 8.8% 1,238 19.9%

$601 to $700 163 3.1% 667 10.7%

$701  to $1,000 87 1.7% 869 14.0%

$1,000 or more 7 0.1% 167 2.7%

No cash rent 77 1.5% 202 3.3%

Total 5,223 100.0% 6,218 100.0%

Median monthly rent $338.00 $494.00

 

 

 

 

 

 

 

 

 

 

 

 
Source:  1990 and 2000, U.S. Census of Population and Housing, U.S. Census Bureau.  

 

Graph F-6:  Monthly Contract Rent Amounts - 1990 and 2000 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source:  See Table F-6. 
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Housing Affordability Appendix F: Housing 

The affordability of housing is determined by the percentage of gross income a household spends for 
housing. Housing is considered not affordable if the cost is more than 30 percent of gross household 
income. Cost includes rent and utilities, and, if housing is owned, principal, interest, taxes and 
insurance. In Gallatin County, the following income levels, adjusted for family size, are considered very 
low and low income. 

Table F-7: Low and Very Low Income in Gallatin County 
Family Size 1 2 3 4 5 6 7 8 

Extremely low income $13,500 $15,400 $17,350 $19,250 $20,800 $22,350 $23,850 $25,400 

Very low income $22,450 $25,700 $28,900 $32,100 $34,650 $37,250 $39,800 $42,350 

Low income $35,950 $41,100 $46,200 $51,350 $55,450 $59,550 $63,650 $67,800 

Source:  US Department of Housing and Urban Development, 2008 

The 2000 Census found that 7.8 percent of Bozeman families were at or below the poverty level. 
Approximately 45 percent of Bozeman households fall within the low or very low-income categories. 
The median purchase value of homes increased by 94 percent between 1990 and 2000, and median 
contract rent amounts increased by 45 percent between 1990 and 2000, yet median household income in 
Bozeman only rose 15 percent between 1990 and 2000.  Income levels are not keeping up with the cost 
of housing in the City, and this is having a serious impact on the quality of life of many of the City’s 
residents. The income to housing price disparity has continued to widen since 2000. 

Residents who have difficulty finding suitable housing in Bozeman frequently cite the lack of affordable 
housing for both purchase and rent. High moving costs and rent/security deposits are also barriers. 
People who have been unable to qualify to purchase a home most often attribute it to a bad credit 
history, not enough income, too much debt and an insufficient down payment. A significant increase in 
supply of housing within the community as well as the easing of price increases mentioned earlier may 
begin to offset these problems. However, less certain employment may counteract these positives. 

Housing is usually the largest monthly expense to a household. A home is also often a household’s most 
valuable single physical asset. Transportation expenses typically occupy the second position. As 
households have widely varying incomes the amount they can spend on housing and still have it be 
considered affordable similarly varies. 

The discussion of housing cost has often focused on the single point in time of housing purchase. 
Sometimes the monthly housing payment has been the focus. These have not always truly represented 
whether a household can truly afford housing. The recent upheavals in housing financing and rapid 
swings in energy costs have brought an increased focus on considering the whole cost of housing. This 
alternate approach recognizes the issues of one time or on-going direct expense for housing but has also 
started to include evaluation of transportation, time, and other expenses. For example, with a 6% fixed 
rate 30 year mortgage, an increase or decrease in monthly transportation costs of $50 is equivalent to 
having $8,300 added or subtracted to the cost of purchasing the home. 

There has been a saying of “drive till you qualify,” meaning to go further from town until the home 
prices reduced enough for you to afford them. This has in part been recognition that there is value to 
proximity to services and employment. As fuel costs increase, this approach represents a less realistic 
option. Nationwide trends have shown greater rates of home foreclosures in these outlying areas. 
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Appendix F: Housing Housing Affordability 

Development of housing in proximity to services as supported in Chapter 3 advances overall home 
affordability. 

The City adopted a workforce housing program in 2007. This program is intended to bring homes to 
market for purchase by persons at defined prices. The target buyers are those earning 120% or less of 
median income. The City had previously taken multiple additional steps to support affordable housing. 

Table F-8, Affordable Housing Support 
City of Bozeman Non-Regulatory City of Bozeman Regulatory 
Community Affordable Housing Advisory Board – 
Advocacy and information clearinghouse, public 
entity in support of private efforts to develop 
affordable housing 

Small minimum lot sizes and setbacks 

Community Housing Fund – Commission 
discretion to directly financially support housing 

Removed numerical dwelling unit density caps 

Affordable Housing Revolving Fund - Annual 
financial support for matching funds, grants, and 
loans 

Allow mixed uses to enable additional housing 
areas and options with transportation efficiency 

Funding for Homeowner training and down 
payment assistance 

No minimum dwelling size beyond that required 
by building code 

Galavan/ Streamline (transit) – Annual financial 
support for transit services, relieves burdens of 
transportation costs to residents 

Established reduced parking standards for 
affordable housing 

Community Needs Assessment for housing 
provides data in support of grants and programs 

Allow manufactured housing within all residential 
zoning districts 

Efficient infrastructure planning and funding 
reduces capital and on-going costs 

Allow modular housing within all residential 
zoning districts 

Fiscally responsible operation of the City 
maintains a good credit rating 

Enabled Accessory Dwelling Units in all residential 
districts 

Limited bonding and other debt reduces tax load 
for interest payments 

Allowed increased lot coverage in R-4 districts 

Advance land use planning for greater surety in the 
development process to reduce risk, cost, and 
delay 

Affordable housing projects given priority in 
review scheduling 

Option to pay impact fees for affordable housing 
projects 

Affordable housing is community benefit for 
meeting performance standards for Planned Unit 
Developments 
Multi-home development allowed in all zoning 
districts 
Park dedication requirements are capped so that 
higher densities are less costly 
Alternative transportation options are a required 
essential part of all street design and development 
Allowed building heights have been increased 
Community residential facilities allowed as 
individual households in all districts when meet 
standards 
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Housing Affordability Appendix F: Housing 

City of Bozeman Non-Regulatory City of Bozeman Regulatory 
Community residential facilities allowed as in all 
residential districts as either principal or 
conditional use 

Bozeman has diligently worked to remove the elements of exclusionary regulations from its standards. 
• Minimum floor area for dwellings (usually far in excess of actual need) 
• Exclusion of multiple household dwellings 
• Restrictions on the number of bedrooms 
• Prohibition on manufactured homes 
• Large lot frontage requirements 
• Large minimum lot size requirements 

pp.40-41, The Legal Guide to Affordable Housing Development, American Bar Association, Chicago, IL 2005 

Many factors influence the cost of housing. Average home size has shown a steady increase in the past 
several decades. At the same time persons per household has decreased, thus amplifying the increase in 
cost per person of housing. Calculations by the Building Division in 2008 indicate that under the City’s 
adopted regulations a three bedroom home could be permitted which only required 565 square feet of 
built area. Such small homes are not actually being constructed in Bozeman. Nationally there is a 
growing small home movement which is emphasizing quality of design and a simpler less consumptive 
lifestyle. Such factors affect the cost of constructing housing.  

F.3.3 Homelessness 
Homelessness is increasing in communities throughout the nation.  Once largely identified as an urban 
issue, homelessness has now extended to suburban and rural areas like Bozeman.  Factors increasingly 
contributing to homelessness are increases in the cost of living and the deinstitutionalization of patients 
with emotional disabilities, untreated mental illness and substance abuse problems. 

The 2007 Montana Homeless Survey was conducted on January 31, 2007 across Montana, surveying 
both sheltered and unsheltered homeless. The date is coordinated with other surveys across the nation 
to occur during the last week in January. 

The survey was administered by the Montana Continuum of Care Coalition, local providers of homeless 
services and many volunteers who canvassed areas where the homeless are often found (points of 
service such as food banks, transitional housing programs, shelters, streets, parks, campgrounds, etc.).  

There were 2,217 homeless persons of all ages identified. Bozeman had 91 homeless persons of all ages. 
Sixty-four of the persons had no shelter structure. Twenty-four of the respondents were under 18 years 
of age and five were sixty or older. Twenty-six of the respondents were employed. 

Two private efforts have recently been undertaken to provide shelter for the homeless. Family Promise, 
a coalition of local churches, provides support services for homeless families. The focus is on family 
stabilization and enabling acquisition of employment and permanent housing. The location rotates 
among facilities owned by the churches. The City Commission also recently approved a fixed location 
homeless shelter at Hemlock and N 5th Avenue. The facility is being remodeled prior to opening. The 
clients for this shelter are not limited to families. 

Page F-12 Bozeman Community Plan 



   
 

 

 

 
 

 

 

 

 

 

 

 

 

 
 

 

 
 

 

 
 
 

Appendix F: Housing Special Needs Populations 

F.3.4 Ability to Pay 
Affordability of housing is a measure of cost of housing to financial resources to pay for housing. The 
issue of housing affordability interacts with the income available to home purchasers and renters. 
Bozeman has for many years had a wage level below the national average and a housing cost at or above 
the national average. This disparity has complicated the issue of housing affordability. MSU students are 
not excluded from income information which makes data harder to interpret. One method to address 
housing affordability is to increase earned wages 

F.4 SPECIAL NEEDS POPULATIONS 
Special consideration must be given to housing for disabled persons living in the community.  The 
International Building Code already contains an extensive set of standards for accessible dwelling units. 
An aging population and medical advances which prevent death in severe medical circumstances will 
increase the number of persons needing accessible housing.  Advocates for the disabled have pointed 
out that more single-person housing units are needed within the City.  Housing for the disabled is most 
convenient and accessible when developed near service centers within the City (example, Downtown 
Bozeman). Finally, consideration must be given to the physical surroundings of housing for the 
disabled. For example, the neighborhood should have up-to-date and well-maintained sidewalks and 
curb ramps. 

Special consideration must also be given to the needs of elderly residents of the City.  As our population 
ages, this will increasingly become an issue that demands attention.  Housing should be developed with 
an eye towards “life-cycle” housing, or housing that can comfortably and safely accommodate a wide-
range of age groups and abilities.  As the City’s population ages, the need for smaller housing units that 
require less maintenance can be expected to increase.  A variety of housing options could accommodate 
this demand, ranging from duplex condominiums to multi-household apartment buildings. 

A center-based land use pattern will provide greater access to services and employment to the disabled 
and aged. Center-based land use and high-density development will also support community-wide 
public transportation, which would benefit the disabled and elderly. 

Bozeman has had several developments constructed serving special needs populations since the last 
growth policy update. The Bridger Peaks Village on Oak Street provides income assisted housing for the 
elderly in two buildings and for persons with mobility disabilities in the third. Several assisted living 
facilities have been newly constructed or expanded. The character of these facilities has been more 
focused on life cycle services with a range of care available to allow the residents greater independence 
with increasing support as needed. 

As previously noted, in 2007, the City approved renovation of a home on N. 5th Avenue as a homeless 
shelter. This is the first permanent homeless shelter in the City. The Family Promise program has also 
been providing support to homeless families through a coalition of local churches. 

Special needs populations often benefit from close proximity to services and pedestrian/bicycle 
accessibility throughout the community. Bozeman’s land use orientation to center oriented design and 
street design standards help meet these needs. The recent launch of the Streamline bus system also helps 
provide greater mobility and independence to access employment, health care, and other services.  
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Displacement Appendix F: Housing 

F.5 VACANCY RATE 
According to the 2000 U.S. Census of Population and Housing, the local total vacancy rate was 6.1 
percent within Bozeman.  This included homes which had been sold or rented but not yet occupied, 
held for sale or rent, or were held for occasional or recreational use. The vacancy rate for homes 
available for sale or rent was approximately 4.2 percent. Although this indicates that housing was 
available, it does not indicate that housing was available at a given price. 

F.6 DISPLACEMENT 
Housing markets with resident displacement are usually characterized by one of two situations.  First, 
displacement may result in a market where a significant differential in prices exists within a relatively 
short commuting distance, making it more attractive to live outside the community in which a family 
works. This type of displacement typifies Bozeman as more and more families choose to live outside 
Bozeman, in place like Gallatin Gateway and Belgrade, and commute to Bozeman for work. As fuel 
prices increased in the summer of 2008 this differential was offset by much higher commuting costs. 
Future changes in fuel and housing costs may further alter this circumstance. 

Displacement can also occur when an influx of money from outside the community raises the prices of 
existing units, causing demolition of existing housing units to building newer, larger housing units or 
other types of development like commercial. This type of displacement typically occurs in a market 
where a particular amenity, such as proximity to Downtown, makes locations that previously housed 
existing residents highly desirable to newcomers. This type of displacement occurs in Bozeman, but not 
yet as much as the first type of displacement described above. 

Displacement adds to the higher cost of land within the City due to the increased traffic congestion.  In 
a standard simplified economic model of land pricing in urbanizing areas, land pricing (not housing unit 
pricing) is a function of proximity to the employment center and the distance to the edge of the urban 
area. This proximity reflects value obtained by greater opportunity to utilize resources which would 
otherwise be consumed by commuting or similar costs as well as access to additional benefits. Those 
who work at the employment center trade land price for commuting costs.  Land pricing per square foot 
at the center is high; at the edge the square foot price sinks.  In practical terms, a square foot of land in 
Downtown Bozeman costs more than a square foot in Belgrade. 

As intensity of use rises, the commute time also influences land prices.  This does not affect the price of 
land at the edge, but the price at the center increases.  If it is assumed that all development must occur 
within the given range from center to edge, then land prices in the center will force more intense 
utilization. For living units to stay within some salary workers price range, housing must take up less 
land (occupy the land at higher densities). 

If Bozeman retains importance as a center of employment, wages will need to rise to compensate for 
higher housing costs. Rising land prices in Bozeman, combined with labor supply-driven growth, will 
produce the need for more attached and multi-household units.  If intensity of use drives up land prices 
in Bozeman at a faster rate than incomes, it will cost more to enter the home buying market, thus raising 
the age and income level for purchasing homes. This may be counteracted by increased residential 
density which spreads the costs across users of more homes. Ability to obtain greater value with 
increased intensity of use may motivate land owners to seek redevelopment of their property to higher 
intensity development. This may displace existing residents.  
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Appendix F: Housing Impacts of Montana State University Student Body on Housing 

A recent example of this phenomenon affected a manufactured home community which had been in 
place for several decades. In 2007 the City approved a proposal which included redevelopment of the 
Bridger View mobile home park on Bridger Drive. Although construction has not yet begun, the 
approval resulted in displacement of manufactured homes. The City’s land use regulations allow 
placement of manufactured homes in all areas designated as residential. The development of 
manufactured home communities, and on individual lots, is specifically permitted in the zoning 
standards. The City does not amortize or otherwise require removal of lawfully compliant manufactured 
housing. 

The City has not received an application for a new manufactured home community since 1997. 
Manufactured homes are traditionally detached structures. They consume land at a rate similar to other 
detached single-household residences. This increases the land cost per dwelling. Land costs have been 
one of the fastest increasing costs of building new housing. This increased cost has challenged the ability 
to establish manufactured housing at acceptable price points.  Lending and state tax practices also create 
challenges in maintaining and increasing the stock of manufactured home communities. 

The City is specifically prohibited from interfering between the owner and tenants of a manufactured 
home community. State law sets requirements for owners who intend to terminate a manufactured 
home community.  

F.7 IMPACTS OF MONTANA STATE UNIVERSITY STUDENT BODY ON HOUSING 
The presence of Montana State University, with a Fall 2008 enrollment of 12,369 students, has a 
tremendous impact on the housing market in Bozeman.  Of particular concern is the fact that many 
students are in the lower cost rental market, and compete with non-student low-income residents for 
housing. Several trends in student housing are impacting the City’s housing supply.  First, recent 
housing data indicates that students are increasingly wanting to live off-campus rather than in campus 
housing (dormitories and graduate/family housing units).  Second, the University’s non-traditional 
student population has increased since 2001. This population includes older students, married students 
and/or students with children. The average age of undergraduates has decreased and graduate students 
have increased since 2001. Non-traditional students typically occupy the graduate/family housing units 
on campus. Graduate students increased 53 percent from Fall 2001 to Fall 2008 semester. 

A study was conducted in 2007 which examined the physical distribution of student’s addresses within 
Bozeman. Address data was from the Fall 2005 semester. They resided in all neighborhoods and types 
of housing. There were some clusters of addresses in close proximity to the university and to the north­
west where the majority of new residential construction has occurred. Student population has increased 
much more slowly than the increase in general population. Students therefore, represent a smaller 
fraction of the total community and residential occupants than in 2000. 

In the Fall of 2000, the University had 3,261 dormitory spaces and 2,643 were full for an occupancy rate 
of 81.0 percent. During the Fall of 1990, the University had 656 graduate/family housing units.  Of 
that, 645 or 98.3 percent were occupied.  By the Fall of 2000, the University had 704 graduate/family 
housing units.  Of those units, 628 or 89.2 percent were occupied.  

The City should continued to work with MSU to keep apprised of the housing needs of the MSU 
student body, and to ensure that the housing needs of students are being met in the community - either 
on campus or off. When making decisions regarding housing, the City should balance the demands of 
low-cost housing for students with the needs of other low-income groups.  The future preparation of an 
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Housing Summary Appendix F: Housing 

Affordable Housing Study or Plan should more closely and quantitatively examine the impact students 
have on the supply, demand and cost of housing within the City. 

F.8 HOUSING SUMMARY 
As stated in Chapter 3, the City of Bozeman will have approximately 25,553 households by 2025, and 
will need a corresponding number of housing units to accommodate these households. 

It can be expected that single-family attached homes, and a variety of multi-household homes, will be 
developed at an increasing rate in the future. This phenomenon would be driven by several factors. 
First, as the population ages, the development of multi-household units that require less maintenance 
and are more energy efficient can be expected to increase.  Second, demographic changes indicate that 
there will be more smaller, nontraditional households that require lower-cost, more convenient and 
easier-to-maintain housing. Third, multi-household housing units more efficiently use City services, and 
therefore are less expensive to serve. Fourth, multi-household housing consumes less raw ground to 
provide the same number of units, therefore curbing the conversion of greenfields to urban 
development. Finally, the cost of land in the City of Bozeman will increasingly make multi-household 
housing more attractive to developers. 

No one would argue against the fact that there are housing challenges facing the City of Bozeman. 
Statistics clearly show that average wages have not kept pace with the local cost of living.  Housing 
prices have risen faster than the prevailing wage and other sectors of the economy.  The lack of 
adequate affordable housing may have deleterious impacts on the community.  The social fabric of the 
City can be threatened by a lack of socioeconomic diversity as individuals and families are displaced 
outside the City. In addition, the transportation impacts of workers commuting into the City from 
outlying areas are exasperating traffic conditions. 

Housing affordability is a complex issue that will likely require equally complex solutions.  These types 
of complex solutions are beyond the scope of this document. Solutions will require participation by 
many parties, not just the City or other single entity. The City Commission adopted a comprehensive set 
of affordable housing strategies through Resolution 3060 on September 22, 2003. Much of the work 
called for in the resolution has commenced. Some items remain to be fully completed. The issue, as a 
whole, will not go away at a particular point but will continue to evolve as the reasons for housing 
affordability challenges change. 

This plan does contain a number of goals, objectives and policies that represent a more general but 
comprehensive view of housing availability and affordability.  For example, the development of centers-
oriented neighborhoods, where shopping and work opportunities are within walking or cycling 
proximity to housing would decrease dependence on automobiles.  Automobiles often represent the 
second largest expenditure for a family, after housing costs.  This plan also advocates the further 
development of a community-wide public transportation system, and the housing densities necessary to 
support transit. Public transportation would address affordability issues by again reducing reliance of 
automobiles. Finally, this plan also recommends a diversity of housing stock and opportunities to meet 
many different housing needs. 

The main focus of the housing goals in the Bozeman Community Plan is to maintain and improve 
existing neighborhoods, and to provide a variety of quality housing of all types to meet the needs of the 
various socioeconomic groups that live in the community.  New or established neighborhoods should 
create a sense of community and a pleasant living environment for Bozeman residents. These aspirations 
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Appendix F: Housing Housing Summary 

do not require elaborate construction, simple but well designed housing can have the same beneficial 
aspects of its more intricate cousins.  It is the responsibility of not only local government, but also 
financial institutions, private and public organizations, and the general public to work together to 
understand the housing needs of all residents and to ensure that everyone in the community has the 
opportunity to live in housing which is both affordable and of a high quality. 

Bozeman has experienced an increase in density of dwellings per net acre over the past 14 years. This 
does not necessarily translate into increased density of population. For example, the average household 
size in 2000 (2.3) is approximately ½ of what it was in 1930 (5.74). Therefore, in order to attain the same 
population density in 2000 the number of homes per acre would need to double. The change in dwelling 
density has occurred primarily through the construction of a greater percentage of attached housing.  

Descriptions of density in reports often list density as a measure of dwellings per unit of land. Few 
individuals focus on numerical measures of density in their personal experience. Instead, they evaluate 
qualitative elements to determine if something “feels” too dense for their preferences. This highlights 
the role of design skill by land planners, architects, builders, and others in creating or revising 
neighborhoods. Examples of items people evaluate are visible access to open spaces, level of visual 
interest in buildings, cleanliness, noise levels, proximity to desired amenities, and ease of travel.  

Functional density occurs when infrastructure and services are adequate to meet the needs of the 
number of homes and persons within an area. Even low density development can be dysfunctional if 
services are insufficient. There are no insurmountable physical barriers to increasing the physical density 
of construction in Bozeman. There has been a policy over the years to limit height or numbers of homes 
per acre based on available utility service levels or reasons of community character. As the community 
evolves what is considered acceptable changes. Over the past ten years there has been an increased 
acceptance of a greater number of homes per acre. This has been driven partly by local factors such as 
increased land costs and partly by larger social forces such as changing demographics. 

Bozeman has striven, based in part on guidance provided in the Bozeman 2020 Community Plan, to 
improve the quality of community design. There has also been an increased interest in this area from 
private developers. An example is the area along 15th Avenue between Oak Street and Durston Road. 
Good quality of design helps overcome the perceived negatives which cause persons to think 
development is “too dense.” As the density of development increases its potential to negatively affect 
others is increased and review criteria and processes must be refined to compensate. Ultimately a 
perception of density occurs within individuals and their personal preferences and ideas. 

Residential density, as measured by persons per square mile, is directly related to other City concerns 
such as a viable transit system, walking and biking access to essential services, minimizing tax demands, 
and preserving open space. Further discussion is presented in Appendix C, Land Use. 
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