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Striving for a friendly , viable community for  

everyone, with a dynamic economy based on 

the utilization  & conservation of natural 

resources, encouragement of new business 
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existing businesses, availability of a skilled 

labor/work force, and supportive educational 

facilities.  
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INTRODUCTION 
 

 

What is a Growth Policy? 

 

   A Growth Policy is: 
 

A community vision for how it sees its future 

 

A community vision for how and where it 

wants to grow 

 

An official statement of public policy to guide 

growth and change 

 

A dynamic document that changes with the 

community 

 

A Growth Policy is not: 
 

A set of regulations 

 

Stagnant ï Never changing 
                        Leigh Lake Falls; Libby, MT 

 

 

Lincoln Countyôs Growth Policy contains: 
6 elements é 

 

Population and Economy 

Housing 

Land Use 

Natural Resources 

Public Facilities 

Local and Social Services 

 

It also includes: present County conditions and projected trends; short and long term goals, 

policies and implementation strategies ï all part of an ñAction Planò designed to achieve a 

desirable future for Lincoln County. 

 

The term ñgrowth policyò was introduced into Montana law in the late 1990s and essentially 

means Comprehensive or Master plan (i.e. - in state law, the terms, ñgrowth policyò, ñmaster 

planò and ñcomprehensive planò are interchangeable).  

 

A growth policy is a broad body of public policy, focusing primarily on growth and 

development issues. While it is not a regulatory document in and of itself, once adopted, it is 

central for use in follow-up regulations or programs to implement the growth policy. For 
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example, a growth policy does not regulate property, nor does it enact any regulation. 

However, land may be regulated based upon recommendations contained in a growth policy. 

The growth policy is explained in the Montana Code, annotated in Title 76, Chapter 1; Part 6. 

 

The Growth Policy is an official County public document that, upon adoption, becomes a guide 

for future County growth.  The primary purpose of developing the Growth Policy is to help the 

public and elected officials identify goals and objectives, set priorities, and seek solutions to 

long term issues.  The growth policy provides the Board of County Commissioners and the 

public with guidance when making land use decisions for the County.   

 

The growth policy can be implemented through different methods, including the administration 

of subdivision regulations.  When considering growth and development issues; the growth 

policy should be consulted.  Any new development should be consistent with the documentôs 

goals and objectives.  The growth policy is intended to be the guide to physical development in 

the County. 

 

The Lincoln County Growth Policy addresses six individual elements and proposes an 

implementation strategy and action plan. Each element chapter begins with an executive 

summary which outlines conditions and trends.  The executive summary is then followed by 

supporting data and narratives which describe in more detail the specific topic area for Lincoln 

County.  There is overlap between the goals and objectives found in the first six chapters 

because all of the subjects are inter-related. 

 

Change is inevitable.  Lincoln County is growing and will continue to develop.  

This Growth Policy provides a sense of direction, a broad overview of where the County is 

(existing conditions) and where it is going (future desires). This Growth Policy is intended to 

help guide and manage change while protecting the resources and values that give us a quality 

of life and make our home a very special place. 
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POPULATION AND ECONO MICS 
Executive Summary ï Conditions and Trends 

 

Lincoln County experienced dramatic growth from 1950 to 1970 before the population 

stabilized.  This growth was due to high birth rates and jobs related to the construction of the 

Libby Dam.  The County lost population from 1970-1990ôs due to the completion of the Dam 

and the loss of manufacturing jobs in the mining and forest industries.  The County had a 

modest growth rate of 7.8% from 1990 to 2000. Most of the new population in the County is 

settling in the unincorporated areas; Eureka, Rexford, Fortine and the area along U.S. 93. The 

average population density in the County is 5.2 persons per square mile with most of that 

population concentrated in the Libby and Eureka areas and the area in between those two 

towns.  

 

The population of Lincoln County is projected to increase steadily by 0.07% per year by 2030. 

Much of the projected population growth is attributed to expected increases in retirees and 

other older, more affluent newcomers. The scenic beauty of this area, unlimited recreation 

opportunities, vast public lands, lower cost of living, etc. have been discovered by people 

looking for a safe and quality place to live, work, retire, and recreate. From 1990 to 2000, 

people between the ages of 55 to 64 increased by 55% and people 65 or older increased 33.5%. 

With this increase in middle-age and retirement-age people comes an increase in Growth 

Policy issues such as increased demands for medical and public services including senior 

related housing needs.  

 

The Montana, regional and local economies are changing and tend to reflect national trends 

toward a more service-based economy.  Population growth in the last decade was due primarily 

to in-migration and an increase in service related jobs. Traditional dominant resource 

extraction industries have lost much of their hold on Lincoln Countyôs economy due to 

national and international political and economic factors. The wood products and mining 

industries have experienced major declines in the last ten years.  Since approximately 90% of 

the Countyôs total land is held either by the Federal Government or large private corporations, 

most of the major economic development/land use decisions are made by others and out of the 

Countyôs control.  

 

According to the 2003 Census estimates, 18.3% of the population in Lincoln County had 

incomes below the poverty level.  This is higher than the statewide average of 14.2%.  

 

Per capita personal income and median income for Lincoln County is lower than State and 

national averages.  The gap between income levels has widened since 2000. 

 

Tourism is the second largest industry in Montana; bringing in over 10 million visitors who 

spent over 2 billion dollars.   

 

Agriculture in Lincoln County is limited, due to mountainous terrain and narrow valleys.  The 

only considerable body of open land for agricultural purposes is located in the Tobacco Valley 

near Eureka.    
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A vermiculite mine was owned and operated by W. R. Grace Company near Libby from 1963 

until its closure in 1990. In 1999, the mine was blamed for dozens of asbestos-related deaths 

and illnesses among Libby residents and former employees due to exposure to asbestos-tainted 

vermiculite. The Environmental Protection Agency (EPA) was called in and Libby was added 

to EPA's National Priorities List in October 2002. EPA then established a program to inspect 

all properties in Libby. EPA estimated that 1200-1400 residential and business properties will 

need some type of cleanup. The local economy has been helped significantly by the cleanup of 

Asbestos in area properties, businesses, and homes. While this has been a significant boost to 

the local economy, residents recognize it is a short term spike only and needs to be replaced 

and/or supplemented by long term jobs with benefits. The County looks forward to the day 

when it receives a Record of Decision by EPA designating Lincoln County as having a clean 

bill of health. 

 

Two new business parks have been initiated and are being developed in Lincoln County since 

2003.    Both business parks are working to improve infrastructure and provide ñliving wageò 

jobs for the anticipated increased development of Lincoln County. 

 

Minesô Management, Inc. (MMI), an Idaho corporation has submitted plans for a copper and 

silver mine referred to as the Montanore Project. The underground mine would be in Sanders 

County, and the mill and other facilities would be in Lincoln County. This mine could have a 

significant growth impact on Lincoln County in the next decade. 

 

Although the local economy is impacted by national trends, it is well positioned to respond to 

these trends with most levels of job training and economic development services.  

 

Education levels in Lincoln County are lower than the statewide average.  When compared to 

other counties, Lincoln County has a smaller percentage of people in management and 

professional occupations but has a higher percentage of production occupations.   

 

Lincoln County will need to find a sufficient supply of quality workers to meet future 

employment opportunities as they arise in all commercial and retail areas.  Long term 

employment opportunities could attract many residents who are now under-employed, or 

former residents who left Lincoln County to find work elsewhere. Employment opportunities 

will bring economic, social and environmental issues that will require thoughtful growth 

planning and implementation. 

 

 

 

 

 

 

 

 

 

 

 

 

 

http://www.epa.gov/superfund/sites/npl/npl_hrs.htm
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POPULATION  
Lincoln County has two distinct geographic areas and population centers; North and South 

Lincoln County.  South Lincoln County contains Libby, the County Seat, Troy, and the Yaak 

Community along with Bull Lake and the Chain of Lakes communities.  North Lincoln 

County, also known as the Tobacco Valley, includes the Towns of Eureka and Rexford and the 

unincorporated towns of Trego, Fortine, West Kootenai and Stryker along with the community 

of the West Kootenai. Libby is the largest town in Lincoln County followed by Eureka and 

Troy as the three largest population centers. 

 

The population of Lincoln County is projected to increase steadily by rising from 18,866 

people in 2004 to 22,740 people by 2030 - (US Census Bureau). Lincoln County is adjacent to 

faster growth counties in Northwest Montana: Flathead, Lake and Sanders. The population of 

Lincoln County is approximately 96.2% white, 1.5% American Indian, and 1.9% Hispanic with 

.04% all other. 

 

Population Change 

 

The population of Lincoln County grew dramatically from 1950 to 1970.  After two decades of 

slight population losses from 1970 to 1990, the population in the County was once again 

growing with a 7.8% increase from 1990 to 2000.  This compared to a statewide growth rate of 

13% during this same time period.   The 2000 population of 18,837 is ranked 10
th
 among the 

56 counties in the State.  

 

A number of factors contribute to the population growth patterns in the County.  During the 

period from 1950 to 1960, the high birth rates of the baby boom along with increased 

employment in the manufacturing sector contributed to population growth in the County.  

Building of the Libby Dam during the 1960ôs brought construction jobs and increased 

population during this decade.  From 1970 to 1990, birth rates declined and with the 

completion of the Libby Dam, construction jobs fell from 1,611 in 1970 to 420 in 1980.   

Although the manufacturing base (primarily the wood products industry) began to decline 

throughout the 1990ôs, the population grew due to an increase in the service industries and in-

migration related to the attractive natural amenities in the County.     

 

Table 1:  Population Change in Lincoln County 1920 ï 2000 (US Census Bureau) 
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Examining population trends in adjoining counties provides other insights on the dynamics of 

population growth in the region.  Since 1990, counties in western Montana have had dramatic 

growth rates.   Nearby Flathead and Lake County experienced 25% growth from 1990 to 2000.  

Population growth in Lincoln County during the 1990ôs was modest compared to other 

counties in the western region of the State.  Recent approvals In Lincoln County for large 

residential subdivisions, however, indicate that the rate of growth may be increasing.  

 

Table 2:  Census Population 1990 and 2000 ï Selected Counties 
County 1990 2000 % Change 

Flathead 59,218 74,471 25.7% 

Lincoln 17,368 18,837 7.8% 

Sanders 8669 10,277 18% 

Lake 21,041 26,507 25.9% 

Montana 799,065 902,195 13% 
Source:  United States Census Bureau - Census of the Population  

 

Components of Population Change 

 

Births and Deaths 

 

Over the last 20 years, there has been a nationwide trend of a decreasing birth rate.  In 

Montana, the birth rate (The number of births in a year per 1,000 population.) fell from 17.7 in 

1980 to 12.2 in 2004.  In Lincoln County, the decline in birth rate was even more pronounced 

with an 18.3 rate in 1980 compared to only a 9.6 birth rate in 2004.   Since 1990, the actual 

number of births per year has declined with fewer births in 2004 than in any of the previous 25 

years.   

 

The following table indicates the number of deaths of residents in the County regardless of 

where the deaths occurred.  The number of deaths has fluctuated from year to year but a review 

of the five year averages indicates that over the last 10 years there has been a slight increase in 

the annual number of deaths.  Deaths have consistently outnumbered the total of births each 

year, resulting in negative natural increase in population in the County.   

 

Table 3:  Components of Population Change ï Lincoln County  

Year 1995 2000 2004 

1995-1990 

Average 

Per year 

2000-2004 

Average 

Per year 

Births 132 112 96 118.6 104.2 

Deaths 158 203 186 182.4 192.2 

Net Change (-26) (-91) (-90) -- - 
Source:  Montana Department of Public Health & Human Services, Office of Vital Statistics 

 

Migration 

 

According to the 2000 Census, 20% of the residents in Lincoln County resided in a different 

county in 1995.   Three out of four of those newcomers were from out-of-state.  The percentage 

of in-migration is higher that the statewide average of 13% but comparable to adjoining 

Flathead County with 22% of new residents from 1995 to 2000.  Within the County, the City of 

Libby had the highest rate of new residents with 26% of the population having resided in a 

different county in 1995.    
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Population Projections 

 

A.  Low Growth Scenario 

 

The Montana Department of Commerce uses population projections from the NPA Data 

Services, Inc. to make statewide and county projections.  According to the projections, Lincoln 

County is assumed to have no growth from 2000 to 2005 and a 0.04% average annual growth 

rate from 2005 until 2010.  The growth rate then increases in 2010 to a 0.07% annual increase 

to 2020 and increases again to 0.09% annually from 2020 to 2025. 

 

Table 4:  Low Growth Population Projections, Lincoln County Montana 

Year  Population 

2000 18,837 

2005 18,828 

2010 19,251 

2015 19,858 

2020 20,661 

2025 21,595 
Source: Montana Department of Commerce Census and Economic Information Center, NPA Data Services - 2004 

 

B.  High Growth Scenario  

 

Population growth trends can change dramatically due to unanticipated gains or losses in the 

employment sector or in-migration due to the attractiveness of a region as a retirement or resort 

area.  This scenario assumes that Lincoln County will have a steady growth rate of 1% 

annually.  This would result in a 10% growth rate over the next 10 years compared to 7.8% 

growth from 1990 to 2000.  Factors indicating that a higher growth rate may continue for the 

next 10 to 20 years include increased subdivision activity and the high growth rates in the 

adjacent counties.    NPA Data Services projects that Flathead County will have an average 

annual growth rate of 1.9% from 2005 to 2025.  An average annual growth rate of 1% would 

be slightly higher than the past decade but just about half of the projected rate of growth in the 

adjoining high growth counties.   

 

Table 5:  High Growth Population Projections by Year  
Year  Population 

2000 18,837 

2005 19,779 

2010 20,768 

2015 21,806 

2020 22,896 

2025 24,041 
Source: Montana Department of Commerce Census and Economic Information Center, NPA Data Services ï 2004 
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Race & Ethnicity 

 

In 2000, the population of Lincoln County was predominantly white 96.1% with American 

Indians comprising the largest minority group.  Statewide, 90.6% of the 2000 population was 

white.  For the first time in the 2000 Census, there was a category for "Two or More Races".   

This category accounted for 1.9% of the population in Lincoln County.  

 

Table 6:  Population by Race - Lincoln County 
Race  Population Percent 

White  18,100 96.1 

Black or African American 21 0.1 

American Indian or Alaskan native 226 2.1 

Asian 59 0.3 

Native Hawaiian or Pacific Islander  7 0.0 

Other  74 0.4 

Two or more races  350 1.9 

Hispanic or Latino(of any race) 271 1.4 
Source:  U.S. Census of the Population - 2000 

 

Age Distribution  

 

The median age in Lincoln County in 2000 was 42.1 years.  This is greater than the statewide 

median age of 37.5 years.   Between 1990 and 2000, the County population of age 65 increased 

from 2,142 people to 2,859 people.  The overall percentage of the population over 65 increased 

from 12.3% in 1990 to 15.2% in 2000.   Statewide the number of people 65 and over was 

13.4% in 2000.    NPA Data Services projects that by 2025, 29.6% of the population in Lincoln 

County will be age 65 and over.   

 

Table 7:  Population by Age ï Lincoln County 
Age Group # Percent 

Under 5 years  937 5.0 

5 to 9 years 1,229 6.5 

10 to 14 years 1,580 8.4 

15 to 19 years  1,437 7.6 

20 to 24 years  634 3.4 

25 to 34 years  1,644 8.7 

35 to 44 years  2,915 15.5 

45 to 54 years 3,143 16.7 

55 to 59 years  1,301 6.9 

60 to 64 years 1,158 6.1 

65 to 74 years 1,675 8.9 

75 to 84 years 936 5.0 

85 years and over 248 1.3 
Source:  U.S. Census of the Population ï 2000 
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ECONOMIC CONDITIONS  
 

The United States and Montana experienced a prolonged period of economic expansion during 

the 1990ôs.  The stock market reached record heights, inflation was held in check and interest 

rates remained low, providing relatively inexpensive investment capital.  While Montanaôs 

economy has lagged behind the national economy, growth has remained steady until the fourth 

quarter of 2008.  Lincoln County has not followed this trend as the unemployment rate in 

Lincoln County in 2004 was 12.8% which is nearly three times more than the unemployment 

rate of Montana, which was 4.4% during 2004. 

 

Historically, the major economy of Lincoln County has centered on mining activity and the 

forest industry.  Lincoln County has consistently been a top timber producer. However, these 

once traditional dominant resource extraction industries have lost much of their hold on 

Lincoln Countyôs economy due to national and international political and economic factors. 

The wood products and mining industries have experienced major declines in the last ten years.   

Since approximately 90% of the Countyôs total land is held either by the U.S. Forest Service or 

large private corporations, most of the major economic development/land use decisions are 

made by others and out of the Countyôs control.  

 

Employment 

 

In 2000, according to the Montana Department of Labor and Industry, lumber and wood 

products comprised 42.1% of all manufacturing establishments and 89.7% of all manufacturing 

employment for Lincoln County. At that time, Owens & Hurst Lumber, Plum Creek Lumber, 

and Stimson Lumber Company were the three largest lumber and wood product employers. 

During 2003 (the latest data available) the latest data available, the lumber and wood products 

industry comprised 43.2% of all manufacturing establishments, and employment declined to 

72.6% of manufacturing employment. The strength of the lumber and wood products industry 

has historically been tied to the strength of the national housing and construction market, as 

well as the local availability of timber. Between 1993 and 2005, five lumber mills closed, 

leaving only Plum Creek with continuing operations in Lincoln County. 

 

In 2003, the top three employment sectors in Lincoln County were government enterprises, 

retail trade, and healthcare and social assistance industries. The government enterprises sector, 

with 17.2% of total employment, was the largest single employer in Lincoln County. The retail 

trade sector was the next largest with 12.1% of total employment followed by the health care 

and social assistance sector with 10.2% of total employment (Table 8). Overall, the services 

sector (including trade, general services, utilities, and transportation) accounts for close to half 

of all employment. Contributing to the services sector is a vibrant recreation industry that 

provides visitors numerous angling, camping, hiking, skiing, snowmobiling, hunting and 

fishing, wildlife viewing, and other recreation opportunities.  
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Table 8: Lincoln  County Employment Trends (2001-2003) for Major Industrial Sectors. 

Industrial Sector 
2001 2002 2003 

Persons % Persons % Persons % 

Services (Trade, Service, Utilities, 

Transportation) 

2,829 32.4 3,938 44.3 3,876 43.1 

Finance, Government, Education 1,749 20.0 1,721 19.4 1,801 20.0 

Goods Production 

(construction/Manufacturing)  

1,483 17.0 1,466 16.5 1,274 14.2 

Resource Commodity (Agriculture, Mining, 

Forestry) 

981 11.2 1,014 11.4 317 (D) 3.5 (D) 

Total Employment 8,742  8,887  8,989  

Employment based on the number of full- and part-time jobs.  Note: (D) = some data not included to avoid disclosure of 

confidential information; estimates included in totals.  Source: Western Economic Services, LLC. 2006; U.S. Census Bureau 

2006 

 

The labor force in Lincoln County defined as persons working or seeking work, declined by 

1,742 persons, from 8,501 in 1990 to 6,759 in 2004. This is a decline of 1.62% per year 

compared to an increase of 1.21% statewide with unemployment in Lincoln County increased 

by 1.4% per year from 1990 to 2004. The unemployment rate, the number of unemployed 

persons as a percentage of the labor force, increased from 12.4% in 1990 to 12.8% in 2004. 

This is nearly three times more than the unemployment rate of Montana, which was 4.4% 

during 2004. 

 

Total employment in Lincoln County is projected to increase to 12,572 people by 2030. 

Increases in future employment would likely be attributed to growth in the services sector. This 

increase represents an annual growth rate of 1.3% between 2003 and 2030, higher than the 

historical 1970-2002 growth rate of 0.5% (Western Economic Services, LLC. 2006). 

 

Income (Per Capita)  

 

Generally, counties with a smaller population and a rural economy have lower incomes than 

urban counties.  In 2004, Lincoln County had a per capita personal income (PCPI) of $20,778 

compared to a State average of $27,657 and $28,598 in neighboring Flathead County.   

Although, Lincoln County has traditionally had a lower PCPI than the nation and the State, in 

the last decade the income gap has widened.  In 2004, PCPI in Lincoln County ranked 48 out 

of 56 counties compared to a rank of 40 in 1994.   In 2004, the per capita income in Lincoln 

County was only 63% of the national average.   From 1994 to 2004, the average annual growth 

rate in PCPI for the State was 4.5% and for the nation was 4.1%.  In Lincoln County the annual 

rate of growth during this 10-year period was 3.1% 

 

Table 9:  Lincoln County and Montana per Capita Income in comparison to Nation 
Year U.S. Montana Montana as % of 

National Average 

Lincoln County Lincoln County as % 

of National Average 

1980 $10,114 $9,058 90 $7,341 73 

1990 $19,477 $15,448 79 $13,023 67 

2000 $29,845 $22,929 77 $17,783 60 

2004 $33,050 $27,657 84 $20,778 63 
Source:  U.S. Department of Commerce, Bureau of Economic Analysis  
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Median Household Income 

 

The estimated median household income in Lincoln County in 2003 was $29,262.   This was 

lower than the statewide median household income of $34,449 and adjoining Flathead County 

with a median household income of $37,421. 

 

Table 10:  Estimated Median Household Income - 2003 
 2003 

Lincoln $29,262 

Flathead $37,421 

Montana $34,449 
Source: U.S. Census Bureau, Housing and Household Economic Statistics Division, Small Area Income & Poverty Estimates  

 

The most recent data available at the city level is from the 2000 census.  According to this data, 

Eureka had the highest median household income in the County while Troy had the lowest of 

the three incorporated cities.   

 

Table 11:  Median Household Income - 2000 
 2000 

Libby $24,276 

Eureka $27,120 

Troy $19,635 
Source: U.S. Census Bureau, 2000 Census 

 

Income by Source 

 

Total personal income (TPI) includes the total of earnings, dividends, interests and rent and 

personal current transfer receipts received by the residents of Lincoln County.  In 2004 Lincoln 

County had a (TPI) of $396,142,000.  While Lincoln County ranks 10
th
 in the State in 

population, the TPI for the County is ranked 12
th
 in the State.  The 2004 TPI reflected an 

increase of 4.5% from 2003.  The 2003-2004 State change was 6.7% and the national change 

was 6.0%.   

 

Since 1980, a larger share of Lincoln County's total personal income came from dividends and 

transfer payments.  Due to the aging population, there is a trend in the State for a larger portion 

of income to come from retirement sources.   Compared to the State average, however, Lincoln 

County has a larger proportion of income coming from dividends and transfer payments.  

Statewide, an average of 37% of income came from these sources while in Lincoln County 

these sources accounted for 47.7% of income coming into the County. 

 

Table 12:  Lincoln County Percent Income by Source - 1980, 1990 & 2004 
Source of Income  1980 1990 2004 

Net Earnings (Wages) 70.3% 64.0% 52.3% 

Dividends, Interest & Rent 14.4% 16.4% 19.3% 

Transfer Payments (Social Security, Pensions, Disability, é) 15.3% 19.6% 28.4% 
Source:  U.S. Department of Commerce, Bureau of Economic Analysis, Regional Economic Information System  

 

In 2004, a larger percentage of individual income came into Lincoln County from transfer 

payments such as social security, pensions and disability than in 1994 and reflects a national 

trend of transfer payments is higher in Lincoln County than the State average.  
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Employers - Commercial and Retail 

 

According to the Montana Department of Labor and Industry ï Research Analysis Bureau, the 

top nine private employers in Lincoln County are as follows:    

 

¶ St. Johnôs Lutheran Hospital (100-249 employees) 

¶ Rosauerôs Food & Drug (100-249 employees) 

¶ Revett Minerals Inc. (150 -175 employees) 

¶ Plum Creek (50-99 employees) 

¶ Mountain View Manor (50 ï 99 employees) 

¶ Libby Care Center (50 ï 99 employees) 

¶ A Full Life Agency (50 to 99 employees) 

¶ First National Bank (20 to 49 employees) 

¶ Environmental Restoration (20 ï 49 employees) 

 

Minesôs Management, Inc. (MMI), an Idaho corporation has submitted plans for a copper and 

silver mine referred to as the Montanore Project.  The underground mine would be in Sanders 

County, and the mill and other facilities would be in Lincoln County.  According to the plan 

submitted to the US Forest Service, construction will start in Year 1 with the hiring of 

approximately 135 employees. Construction employment will peak at 155 employees during 

Year 2.  Total employment (construction and operations) is expected to peak at 505 employees 

during Year 3.  Following completion of construction at the end of the third year of the project, 

total employment should level off to 450 workers. This could have a significant growth impact 

on Lincoln County. 

 

Hard Rock Mining Impact Act  

 

The Hard Rock Mining Impact Act is designed to assist local governments in handling 

financial impacts caused by large-scale mineral development projects. A new mineral 

development may result in the need for local governments to provide additional services and 

facilities before mine-related revenues become available. The resulting costs can create a fiscal 

burden for local taxpayers. The HRMIB oversees an established process for identifying and 

mitigating fiscal impacts to local governments through the development of a Hard Rock 

Mining Impact Plan. Under the Impact Act, each new large-scale hard-rock mineral 

development in Montana is required to prepare a local government fiscal Impact Plan. In the 

plan, the developer is to identify and commit to pay all increased capital and net operating 

costs to local government units that will result from the mineral development. The operating 

permit issued by DEQ is not valid until an impact mitigation plan has been approved by the 

HRMIB. 

 

Montanore Mining Company (MMC) has prepared the Impact Plan with the cooperation of the 

affected local governments (Western Economic Services LLC 2005) and submitted it to 

Lincoln County where it was approved. The HRMIB will review the plan for its compliance 

with the Impact Act and the administrative rules. In the plan, the developer may commit to 

provide assistance that will prevent increased costs or may commit to pay increased costs 

through grants, property tax prepayments, or education impact bonds. Source: Preliminary Draft 

Environmental Impact Statement for the Montonore Project 2-15-08. Working draft not final Document. 
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The in-migration of retired persons to the area (expected to accelerate as the Baby Boom 

generation begins to retire), combined with in-migration of persons whose employment allows 

them to live where they choose, is expected to be the most important factor underlying social 

and economic developments in the region over the next 25 years. Lincoln County is expected 

to see minimal impact from any larger regional pattern and to continue its slow pace of growth 

and change. What growth it does see would come from the finance/education/government and 

service sectors of the economy.  Source: Western Economic Services, LLC. 2006; U.S. Census Bureau 2006a. 

 

Poverty  

 

Each year the U.S. Census Bureau establishes thresholds of poverty levels to measure the 

number of people living below a certain income level.  The numbers are used to formulate 

economic policy and distribute social service aid.  The poverty threshold for 2003 was $14,810 

for a household with two adults and one child.   

 

According to the 2003 Census estimates, 18.3% of the population in Lincoln County had 

incomes below the poverty level.   Children age 17 and under were more likely to be living 

below the poverty line.   In Lincoln County, the percentage of people living in poverty has 

increased since 1989. In 1989, Lincoln County had a slightly lower percentage in poverty 

compared to the State average.  The latest estimate indicates that while the State average has 

not changed much over the years, the percentage of people in poverty in Lincoln County now 

surpasses the State average.    

 

Table 13:  Estimated Percent of People in Poverty 1989, 1999 & 2003 
 1989 1999 2003 

All Ages ï Lincoln County 14.2 17.9 18.3 

Ages 0-17 ï Lincoln County 14.3 26.0 28.5 

Montana All Ages  15.0 14.3 14.2 
Source: U.S. Census Bureau, Housing and Household Economic Statistics Division, Small Area Income & Poverty Estimates 

 

EDUCATION AND WORKFORCE TRAINING  
 

Educational attainment levels are a major factor affecting the types of employers that are 

attracted to an area and the types of jobs that are appropriate for the population.  Education and 

training are directly related to workforce availability, readiness and earning potential. 

ñEducation has value.ò Schools and colleges need to be aligned and tuned into future 

workforce needs in order to train students to work and to maximize occupational opportunities 

as well as increase the quantity and quality of an educated workforce to area businesses, both 

existing and potential new industries by supporting technical assistance and learning 

opportunities to make them more competitive in todayôs marketplace.  

 

The Lincoln County Business Expansion and Retention Program (BEAR) have been initiated 

through the leadership of the Tobacco Valley Chemical Dependency Clinic (TVCDC) BEAR 

Committee and the Kootenai River Development Council.  There have been some difficulties 

working on a County wide basis but it was agreed that the administration of the BEAR 

program would be done by Rae Lynn Hays, MSU/Lincoln County Extension Agent and Tracy 

McIntyre, Eureka Rural Development Partners.  The County wide BEAR team has drafted 

brochures and is conducting presentations throughout Lincoln County. 
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Education 

 

In 2000, the percentage of people in Lincoln County who have attained at least a high school 

diploma is 80.2% compared to the State average of 87.2%.  The percent of persons with a 

Bachelor's degree or higher is 13.7% compared to the State average of 24.4%.  Providing 

employers with workers who meet the demands of the changing job market is a challenge. 

 

Table 14:  Education Levels - Lincoln County - 2000 
EDUCATIONAL ATTAINMENT  Number Percent 

Less than 9th grade 851 6.5 

9th to 12th grade, no diploma 1,720 13.2 

High school graduate (includes equivalency) 4,948 38.0 

Some college, no degree 3,016 23.2 

Associate degree 695 5.3 

Bachelor's degree 1,217 9.4 

Graduate or professional degree 561 4.3 

Percent high school graduate or higher -- 80.2 

Percent bachelor's degree or higher -- 13.7 
Source:  U.S. Census of the Population - 2000 

 

ECONOMIC GROWTH  
 

Much of the economic growth in Lincoln County will likely come from the expansion of 

existing businesses as opposed to the attraction of new ones.  Lincoln County is a natural 

resource rich County but is a distance from major markets.  Businesses that can take advantage 

of generally low costs of doing business, a motivated workforce and modern technology will 

find the County attractive.  Several efforts are underway to improve the working conditions 

and business climate in Lincoln County. 

 

Kootenai Business Park 

 

In 2003, Stimson Lumber Company donated their former 400 acre mill site to the Lincoln 

County Port Authority.  This site has now been developed into the Kootenai Business Park and 

is presently an active industrial site with potential to develop additional light manufacturing 

and industrial jobs that pay a ñliving wageò for southern Lincoln County residents. Business 

Park expansion efforts to improve infrastructure support and working conditions are well 

underway.  

 

Tobacco Valley Business Park 

 

The Tobacco Valley also has a new Business Park that has the potential to be a cornerstone of 

economic vibrancy in the Tobacco Valley.  The TIFID Board is in the beginning stages of 

developing a master plan for the 22 acre site.  The Board is also working on the development 

of a feasibility study for an incubator type rental complex and now has the ability to lease 

and/or sell the lots.  The Tobacco Valley Business Park will have 3-phase power, DSL, and 

year round road access.  The TIFID Board plans on beginning a phase 2 construction in 2008-

2009 which includes building a rental unit (probably an incubator/shared office complex), 

putting in septic systems and wells, and some landscaping. 
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LIBBY ASBESTOS CLEAN UP 
 

The economy of the County has been helped significantly by the cleanup of Asbestos in area 

properties, businesses, and homes since the City of Libby was named a Superfund site by the 

EPA in 2002. The local economy has been helped significantly by the cleanup of Asbestos in 

area properties, businesses, and homes. While this has been a significant boost to the local 

economy, residents recognize it is a short term spike only and needs to be replaced and/or 

supplemented by long term jobs with benefits. In June 2008, The EPA and Agency for Toxic 

Substances and Disease Registry have announced an $8 million, 5 year project to bring a major 

research university to Libby to study the heath effects of esposure to Libby Amphibole 

asbestos. The county looks forward to the day when it can get a Record of Decision by EPA 

designating Lincoln County as having a clean bill of health. 

 

BROADBAND 
 

A lack of affordable broadband is a problem in Southern Lincoln County, primarily due to 

market size and a lack of competition. The need for more Broadband at competitive prices 

would be good for Commerce by helping local businesses reduce their cost of doing business 

and it would offer opportunity for ñHome Based Businessesò to compete on a level playing 

field with neighboring communities. In April 2008, Frontier announced a major broadband 

expansion that is under construction and near completion in October 2008 that should be a 

major benefit to the local economy in solving this need. 

 

TOURISM  
 

Tourism in Lincoln County is a growing industry as it is in all of Montana.  As we are looking 

to diversify our economy from mining and timber, tourism is growing and promises to become 

more important to the areaôs economic well being.  

 

Multiple efforts are underway to increase the tourism based income in Lincoln County.  

Lincoln County is one of Montanaôs hidden treasures with the potential to be a tourist 

destination stop.  The natural beauty, abundance of wildlife, freedom to use the National Forest 

(hiking, fishing, scenic driving, hunting camping), a rich history, Lake Koocanusa, Ten Lakes 

Scenic Area, Kootenai Falls, Cabinet Mountain Wilderness etc. and the friendliness of the 

people are just a few of the Countyôs many attractions that will enhance tourism development.   

 

The two major Local Development Organizations, (LDO) (economic development assistance 

sources), in Lincoln County are Kootenai River Development Council and Eureka Rural 

Development Partners.  
See Chapter 7 (Implementation Plan part IV) ñLincoln County Action Planò for Population and Economy Goals and 

Objectives.  
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HOUSING 
Executive Summary ï Conditions and Trends 

 

Housing costs in western Montana are generally higher than in other parts of the state. The gap 

between income growths and housing prices grew much wider in Lincoln County from 2000 to 

2005 and is estimated to get much worse by 2020. A generally accepted definition of 

affordable housing is housing costs do not exceed 30% of household income (Montana 

Department of Commerce- 2008).  Personal income growth is falling further behind housing 

price growth thereby making housing less affordable. These factors have caused the affordable 

housing supply to be reduced significantly in Lincoln County. Some of the established housing 

stock has been poorly maintained over time and needs renovation and maintenance. Average 

annual wages in Lincoln County have decreased from 1990 ï 2006 due to loss of higher 

salaried jobs (Montana Research and Analysis Bureau - 2008) 

 

Strong housing demand has created a growing affordability gap that is approaching crisis 

proportions in Lincoln County and Northwest Montana. This increasing shortage of affordable 

housing affects the entire Lincoln County economy in areas such as workforce availability, 

workforce stability, workforce retention, delivery of basic and enhanced human services, 

school enrollments, municipal funding and business retention, expansion and recruitment. 

 

Lincoln County has very extensive affordable housing needs of both homeowner and rental 

units. Property values are running at an all time high. Housing inventory for the 

Libby/Troy/Eureka areas has fluctuated significantly over the last year. While housing 

inventories have increased, low income housing is difficult if not impossible to find. In 2000, a 

median priced home in Lincoln County could be purchased with a median household income; 

this is no longer true and is projected to become much worse in the future (Montana 

Department of Commerce ï 2008). 

 

Lincoln County is aging quite rapidly as the population age 65 and older has the potential to 

double by 2020 which will greatly increase the needs for senior related housing and services. 

Seniors are staying in homes longer since middle housing stock (senior/elderly rentals and 

assisted living units) is in short supply.  This resultôs in seniors moving from homes to nursing 

homes as there is little ñin betweenò housing available.  As a result, many potential starters, 

more affordable homes, are delayed or kept off the market.  As our population continues to 

age, middle housing stock needs will continue to grow.  

 

Lincoln County is seeing an influx of people seeking second/vacation homes which drives up 

the housing market and makes it appear that the County has more housing than is actually 

available.   

 

Available housing does not mean affordable housing, although there are First Time Homebuyer 

programs available at below market interest rates and other programs to assist lower income 

people with down payment and closing costs.  The high prices and lower income issues make it 

nearly impossible for young/new families to qualify for any type of home loan in todayôs 

market.   
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Lincoln County has seen a decline in average household size during the last decade. This 

decrease mirrored State and nationwide trends toward smaller households due to smaller 

family size, an aging population with more empty nesters, and more single or childless 

households. 

 

Lincoln County is comprised of 9.2% privately owned non-forest land. Plum Creek Timber 

Company owns approximately 12.5% of the land in Lincoln County. In recent years, many 

private forest tracts have been sold off for residential development. The Company is 

responding to higher land values and the demand for rural recreational and residential 

properties by increasing land sales and developments within Lincoln County.  This 

development will occur in the unincorporated areas of the County. This will be a significant 

growth issue Lincoln County will face in the future.   

 

The overall housing goal is to promote balanced growth that will accommodate the projected 

population, and provide alternative approaches to meeting changing demographic and 

emerging needs. It is desirable and in the best interests of the County and local economy to 

promote the expansion of affordability in housing choices for all individuals, families, seniors, 

and other special needs groups. To maximize the cost effectiveness of providing future services 

and infrastructure, it is most cost effective and desirable to encourage new growth development 

near existing population centers. It will be important to foster high-quality development and 

redevelopment that protects our rural character and respects natural resources while supporting 

thriving communities.  

 

Lincoln County does not have a county-wide lead organization working actively at this time to 

increase the number of affordable housing units. The Tobacco Valley has a Community Land 

Trust they have established to help address housing issues there.  Neighboring Counties also 

have housing organizations working to create more affordable housing units.  Lincoln County 

may wish to support the development of an organization to address housing affordability and 

supply issues. 

 

HOUSING 
 

Housing Units  

 

In the year 2000, 73.7% of the housing units in Lincoln County were located in unincorporated 

areas.  The number of housing units in Lincoln County has increased 16% from 1990 to 2000. 

This amounted to an annual average growth of 132 new units per year. The majority of this 

growth occurred in the unincorporated areas and this trend will continue in the future with the 

recent availability of Plum Creek Timber Lands being offered for sale in rural Lincoln County. 

 

Table 1: Lincoln County Housing as Percent of Total Housing ï 1990 and 2000 
Geographic Area 1990 Housing Units % of Housing Units 2000 Housing Units % of County 

Lincoln County Total 8,002 100% 9,319 100% 

Libby 1,141 13.7% 1,281 14.3% 

Eureka 491 5.2% 489 6.1% 

Troy 409 5.0% 465 5.1% 

Rexford 60 0.9% 81 0.7% 

Unincorporated County 5,901 75.1% 7,003 73.7% 
Source: U.S. Bureau of the Census. 2000 Census of Population and Housing 
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Housing Starts 

 

From 2000 to 2004, the Montana Building Industry Association has reported 779 single-family 

housing starts in Lincoln County. This amounts to an annual average growth of 156 new units 

per year. There were 201 housing starts in 2004. These figures do not include mobile homes or 

apartments.  

 

Table 2: Lincoln County Housing Starts ï 2000 to 2004 
 2000 2001 2002 2003 2004 

# of Single-Family Housing Starts  130 107 149 192 201 
Source: Montana Building Association, ñSingle Family Housing Starts by County,ò  

 

Household Size 

 

In Lincoln County there was a decline in average household size during the last decade from 

2.60 persons per household in 1990 and 2.40 persons in 2000. This decrease mirrored State and 

nationwide trends towards smaller households due to smaller family size, an aging population 

with more empty nesters, and more single or childless households. The average household size 

for the State of Montana was 2.45 in 2000. The average household size in the incorporated 

cities was smaller than the unincorporated areas. 

 

Table 3: Average Household Size - 2000 
 Lincoln County Libby  Eureka Troy Rexford Montana 

Household Size 2.40 2.20 2.26 2.25 2.16 2.45 
Source: US Census, 2000 Census of Population  

 

Vacancy Rate 

 

In 2000, vacant units comprised 17% of the housing stock in the County. Among these units, 

almost half were classified as seasonal homes. The majority of these seasonal homes were 

located in the unincorporated areas. Units that are for sale or rent accounted for 35% of vacant 

units, while units classified as ñotherò (units that are vacant but not for sale or rent) accounted 

for 12% of vacant units throughout the County. These ñotherò units comprised a larger portion 

of vacant units in the incorporated areas. Lincoln County is seeing an influx of people seeking 

second/vacation homes which makes it appear that the County has more housing available than 

it actually does.  This is occurring primarily in the Tobacco Valley Area that is seeing a strong 

Canadian influence and the Thompson Chain of Lakes areas where Plum Creek Timber 

Company lands are being developed for vacation/residential properties. 

 

Table 4: County Housing Unit by Occupancy - 2000 

Type of Housing Unit Lincoln County Libby  Eureka Troy 
Unincorporated 

areas 

 # % # % # % # % # % 

Occupied Housing Units 7764 83% 1149 90% 426 87% 421 91% 5,768 81% 

Vacant (Total) 1,555 17% 132 10% 63 13% 44 9% 1,316 19% 

Vacant - For Rent, For 

Sale or Sold 
539 35% 87 66% 43 68% 26 59% 383 29% 

Vacant ï Seasonal 821 53% 9 7% 6 10% 9 20% 797 61% 

Vacant - Migratory 2 -- 0 -- 0 -- 0 -- 2 -- 

Vacant - Other 193 12% 36 27% 14 22% 9 20% 134 10% 
Source: U.S. Bureau of the Census2. 2000 Census of Population and Housing 
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Housing Unit by Type   

 

In 2000, traditional single-family units were the predominant type of housing in the County, 

comprising 70.7% of all housing units. Mobile homes made up 22.5% of housing stock while 

duplexes and multi-family units comprised 5.9% of all units in the County. The majority of 

multi-family units (65%) were in Libby while the majority of mobile homes (89%) were in the 

unincorporated areas. The number of mobile homes increased from 1,941 in 1990 to 2,096 in 

2000. 

 

Table 5: Housing Units by Type - 2000 

Type of Unit #  % 

Single-Family Detached 6,587 70.7% 

2-4 units in structure 328 3.6% 

5+ units in structure 218 2.3% 

Mobile Homes 2,096 22.5% 

Boat, RV, Van 90 1.0 

Total  9,319 100% 
Source: U.S. Bureau of the Census. 2000 Census of Population and Housing 

 

Housing Condition  

 

The Montana Department of Commerce Housing Division conducts a periodic, ñHousing 

Condition Studyò to collect information in support of the Montana Consolidated Plan for 

Housing. The purpose of the study is to evaluate the current stock of housing in Montana and 

better understand what type of housing structures are available to rent and purchase.  The data 

was compiled from the database of buildings in Montana. This data base is maintained by the 

Montana Department of Revenue.   

 

The financial appraiser gives single family homes a rating that describes the condition of the 

dwelling. The rating is based on the overall physical condition or state of repair, and the 

condition of such features as foundations, porches, walls, exterior trim, roofing and other 

attributes. The rating system follows:   

Á Unsound - indicating that the dwelling is structurally unsound, not suitable for 

habitation, and subject to condemnation.   

Á Poor - indicating that the dwelling shows many signs of structural damage (sagging 

roof, foundation cracks, uneven floors, etc.) combined with a significant degree of 

deferred maintenance.   

Á Fair - Indicating that the dwelling is in structurally sound condition, but has greater 

than normal deterioration relative to its age (significant degree of deferred 

maintenance). 

Á Average - indicating that the dwelling shows only minor signs of deterioration 

caused by normal "wear and tear." 

Á Good - indicating that the dwelling exhibits an above ordinary standard of 

maintenance and upkeep in relation to its age.   

Á Excellent - indicating that the dwelling exhibits an outstanding standard of 

maintenance and upkeep in relation to its age.   
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Only 3% of the single-family housing stock in Lincoln County is rated as unsound or in poor 

condition, and 8% of the single-family housing stock is rated as fair. This is below the 

statewide average of 9.2% of housing units that are in poor or worse condition. Of the majority 

of single family housing units in the County, 80% are in average condition, while 8% of the 

units are in good. Almost all of the homes rated in good condition are in the unincorporated 

areas.  Statewide, 35% of homes are rated as good or excellent condition in 2005.   

The majority of mobile homes in the County are rated in fair condition, and only 12% are rated 

in good condition. This compares to 37% of mobile homes rated in good condition statewide.   

 

Housing Quality & Workmanship  

 

Another measure of housing condition is quality and workmanship. These ratings evaluate 

whether the structure was constructed with below average, average, or above average 

materials. Generally, maintenance on lower grade homes may be higher than they might be 

otherwise, and may result in future higher maintenance problems. 

 

In Lincoln County, 27% of homes were rated as having cheap, poor or low cost workmanship 

and quality. This is higher than the State average of 22% in these lower categories. In the 

County, 34% of homes rated as average or above average workmanship compared to 41% 

statewide. 

 

Table 6: Lincoln County Single-Family Housing Quality and Workmanship - 2005 
Rating Homes % of Total  

Cheap 276 2% 

Poor 900 7% 

Low Cost 2,450 18% 

Fair 4,456 33% 

Average 4,542 34% 

Good 640 5% 

Very Good 60 -- 

Excellent ï Superior 10 -- 

Total 13,334 100% 
Source: Montana Department of Housing, "Montana Housing Condition Study - Technical Appendix, Volume II," September 

1999 

 

In the County, 75% of mobile homes were rated as low cost compared to a statewide average 

of 54%. The statewide trend indicates that the majority of mobile homes with lower quality 

ratings were dated to the 1970s, with newer mobile homes using better materials and 

workmanship.    
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Housing Costs ï Home Owners 

 

Data from the 2000 Census indicates that the value of owner-occupied housing in Lincoln 

County was below the average for the State of Montana and significantly below other western 

counties. Sample data collected in 2003, however, indicates a significant increase in housing 

prices, and the price gap between Lincoln and other neighboring counties is getting narrower. 

This sample data is based on single-family home sales.   

 

Table 7: Single Family Home Median Housing Value for Selected Counties - 2000 & 2003 
County and State 2000 Median Value Census 2003 Median Value Board of Housing 

Lincoln $82,600 $123,250 

Flathead $125,600 $159,000 

Sanders $82,900 $120,000 

Lake  $117,200 $155,000  

Missoula $136,500 $169,950 

Montana $99,500 -- 
Source: U.S. Census of the Population & Housing, 2000 & Montana Board of Housing 

 

Housing Costs ï Renters 

 

The average rent in Lincoln County in 2000 was the lowest among of State western counties. 

More recent data from the Montana Department of Commerce indicates that although rental 

costs are increasing, they continue to be among the lowest in the western part of the State. For 

example, in 2005, the average for a two-bedroom rental in Libby was $503 per month 

compared to $818 a month in Kalispell (Flathead County) and $695 a month in Pablo (Lake 

County).   

 

Table 8: Median Housing Rent for Selected Counties - 2000 
County 2000 Median Rent   

Lincoln $364 

Flathead $484 

Sanders $390 

Lake  $403 

Missoula $530 

Montana $447 
Source: U.S. Census of the Population & Housing, 2000 

 

The current rental units are rented almost as fast as they go on the market. Many of the rental 

houses are considered substandard housing while the apartments are usually very nice. The 

Section 8 Rental Assistance program for low income families is averaging a 2-3 year waiting 

list. 

 

Housing Affordability  

 

The Montana Department of Commerce recently released a White Paper on affordable housing 

that was drafted in April 2008.  The white paper illustrates that in 2000 the median income in 

Lincoln County could afford a median priced home.  But with the cost of housing escalating 

rapidly and the median wage progressing very slowly the median household income in Lincoln 

County can no longer afford a median priced home. 
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The U.S. Department of Housing and Urban Development (HUD) defines a cost burden as that 

level of income at which housing costs consume at least 30% of household income. Housing 

costs include monthly payment (rent or mortgage, taxes, insurance and utilities). At this level, 

it is possible to qualify for a loan but the buyer must have little or no other debt. When housing 

costs exceed 30% of income, it is difficult for homebuyers to qualify for a loan.  As the MDOC 

White Paper indicates on Figure 1 the trends are for larger percentages of income being needed 

for housing in the future which will be very difficult for median income households and 

devastating to low and fixed income households. 
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Home Ownership  

 

Lincoln County has among the highest rates of homeownership in the State. Factors such as 

housing costs and demographics influence rates of ownership.  In 2000, Lincoln County had a 

77% rate of home ownership. 

 

Table 9: Percent of Homeownership by County - 2000 
County and State % Home Owner  

Lincoln County 77% 

Flathead County 73% 

Sanders County 76% 

Lake  County 71% 

Missoula County 62% 

Montana State 69% 
Source: U.S. Census of the Population & Housing, 2000 

 

Group Quarters  

 

The U.S. Census Bureau defines group quarters as living facilities for persons not living in 

households.  Typical types of group quarters include nursing care facilities, group homes, 

detention centers, and dormitories.  Often these facilities provide housing for persons with 

special needs and are a critical component of the housing inventory.  In Lincoln County, these 

special need groups include the disabled, seniors, homeless, and youth.  The largest of these 

groups is the elderly senior population. 

 

Nationwide, and in Lincoln County, one of the most significant demographic trends is the 

aging of the population.   This results in a higher demand for assisted living in group quarters.  

The 2000 census data indicates that there were 126 persons living in nursing homes.   

 

Lincoln County is aging quite rapidly as the population 65 and over projections illustrated in 

Figure 2.  The percent of people age 65 and older has the potential to double by 2020 which 

will greatly increase the needs for senior related housing and services. 

 

To properly prepare for the futureôs aging population, Lincoln County will need to address 

middle housing stock needs to include senior housing rentals and assisted living facilities.  

Additional facility needs will include nursing homes with medical facilities in close proximity. 

 

Table 10: Lincoln County Group Quarter Population - 2000  
Group Quarters     

Nursing homes 126 

Correctional  25 

Juvenile Correctional 22 

Group Home 14 

Other  4 

Total 191 
Source: U.S. Census Bureau - Census of the Population 2000 
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