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Executive Summary 
The Community and Economic Development Initiative of Kentucky (CEDIK), a unit within the 

College of Agriculture, Food and Environment (CAFE) at the University of Kentucky, was 

commissioned in spring 2018 to conduct a housing demand study for Bourbon County. CEDIK 

analyzed secondary data from the Bourbon County Property Valuation Administrator (PVA), U.S. 

Census, and JobsEq (proprietary county-level economic data). In addition, CEDIK created a 

housing survey that was disseminated through both online and paper formats by the Bourbon 

County Joint Planning Commission. In total, just under 500 useable surveys were returned. The 

following represent some of the key findings from this study.  
¶ There is overwhelming interest in single-family homes with larger lot sizes (greater than 

one acre).  
¶ The most preferred housing price range was between $150,000 to $200,000.  
¶ A small share of individuals who responded to the survey were considering renting their 

next home.  
¶ LƴŘƛǾƛŘǳŀƭǎ ǎǘŀǘŜŘ ǘƘŜȅ ǿƻǳƭŘ ōŜ Ƴƻǎǘ ƛƴǘŜǊŜǎǘŜŘ ƛƴ ƳƻǾƛƴƎ ǘƻ άǎǳōǳǊōŀƴ tŀǊƛǎέ ƻǊ άǊǳǊŀƭ 
.ƻǳǊōƻƴ /ƻǳƴǘȅΦέ This resonates with the number of new construction permits in these 
same parts of the county. In addition, this reflects the overall outward growth pattern of 
new housing over the last forty years.  

¶ There is a shortage of multi-family dwellings for those individuals who expressed interest in 
lower-maintenance housing, particularly for those households with individuals over the 
age of 65. Individuals expressed a concern for the lack of quality housing for lower-income 
households. 

¶ There is a modest expected increase in the number of Bourbon County households over 
the next 20 years (but an expected population decline).  

¶ The shortage of housing in Fayette County suggests an opportunity for Bourbon County. If 
only 5% of current in-commuters moved to Bourbon County, this would represent a total 
of 40 new households and based on existing housing utilization, there would be new 
demand for 36 single family and 4 multi-family units, by 2025. This range could extend as 
high as 400 new households (assuming a larger number of residents moving from Fayette 
County (50% of existing in-commuters)) resulting in new demand of 353 single-family units 
and 47 multi-family units.  

¶ Currently, if Bourbon County were able to meet the needs of a share of the existing in-
commuters from surrounding counties (excluding Fayette County), there could be an 
additional demand of anywhere between 63 to 252 single-family units required. 

¶ In addition, the shortage of housing for householders aged 65 and older in Fayette County 
suggests an additional opportunity to attract between 92 and 460 single-family units and 
10 to 53 multi-family units.  
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Introduction and Economic Overview 
The Community and Economic Development Initiative of Kentucky (CEDIK), a unit within the 

College of Agriculture, Food and Environment (CAFE) at the University of Kentucky, was 

commissioned in spring 2018 to do a housing study for Bourbon County. The county borders the 

north side of Fayette County and Clark County, as well as the east side of Scott County. As one of 

six counties that make up the Lexington-Fayette Metropolitan Statistical Area in Kentucky, its 

close proximity to Lexington makes it a prime location to live. From 2010-2016, Bourbon County 

experienced population growth of approximately 1%, from 19,985 to 20,189, and is projected to 

grow another 1% by 2021 (to 20,367). In addition, as some communities around Bourbon County 

expand (e.g. Scott and Fayette Counties) and the demand for housing outpaces existing supply, 

households will need to look to surrounding areas for housing options. This presents a unique 

opportunity for Bourbon County to consider the housing needs of both its existing population as 

well as housing that might attract new families.  

 

According to the 2010 U.S. CensuǎΣ ппΦт҈ ƻŦ .ƻǳǊōƻƴ /ƻǳƴǘȅΩǎ population lives in rural areas, 

which includes the cities of North Middletown and Millersburg. More than half of the population 

resides in urban clusters.  Paris, Kentucky ƛǎ .ƻǳǊōƻƴ /ƻǳƴǘȅΩǎ ƭŀǊƎŜǎǘ Ŏƛǘȅ with more than 9,800 

residents. The 2016 average annual unemployment rate for Bourbon County was 4.7% which is 

lower than YŜƴǘǳŎƪȅΩǎ ŀǾŜǊŀƎŜ ǳƴŜƳǇƭƻȅƳŜƴǘ ǊŀǘŜ of 5.1%Φ  YŜƴǘǳŎƪȅ IƻǳǎƛƴƎ /ƻǊǇƻǊŀǘƛƻƴΩǎ Y-

Count (a point-in-time count of homelessness) counted two (2) homeless residents in 2017 in 

Bourbon County.  That number declined from the 2013 K-Count of seven (7).  Diversity in Bourbon 

County has been increasing since 2010, when the U.S. Census reported a minority population of 

2,958 residents.  In 2016 the minority population had grown 6.7%, to 3,156 people.  Additional 

growth of 5.4% is projected in minority population by 2021. 

  

Access to services is an important factor in residential location decisions.  These services include 

utilities (electricity, gas, water, and sewer), access to grocery stores and shopping centers, police 

and fire departments, the education system, healthcare, and telecommunications. Figure 1 

illustrates the number of businesses/establishments for some of the services represented in 

Bourbon County.  As the figure illustrates, there are eleven (11) physician offices, five (5) daycare 

centers, and two (2) telecommunication service providers in the county. However, 2016 data 

from the Federal Communications Commission 2018 Broadband Deployment Report1 suggest 

that fixed broadband Internet access with speeds of 25 Mbps download/3 Mbps upload was not 

available to 23.3% of the population.   

 

                                                           
1 https://www.fcc.gov/reports-research/reports/broadband-progress-reports/2018-broadband-deployment-report 
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Figure 1. Access to services  

 
Source: JobsEQ, 2018 

Industry and Employment Trends 
Bourbon County is known for its agricultural and horse farm landscape and the area is known for 

its thriving equine industry.  Figure 2 illustrates the top five sectors in the county with the largest 

Location Quotient (LQs). An [v ƛǎ ŀ ƳŜŀǎǳǊŜ ƻŦ ŀƴ ƛƴŘǳǎǘǊȅΩǎ ŎƻƴŎŜƴǘǊŀǘƛƻƴ ƛƴ ŀƴ ŀǊŜŀ ŀǎ 

compared to the nation. If the LQ is greater than 1 then there is a higher concentration in the 

region for that industry than the national average. The Agriculture, Forestry, Fishing and Hunting 

industry has the highest LQ in Bourbon County, followed by Arts and Entertainment (includes golf 

courses and country clubs, spectator sports, fitness and recreational sports centers, and 

independent artists. The Agricultural Sector is the largest industry in Bourbon County with 17.6% 

employment, followed by Retail Trade with 14.0% of employment, and Manufacturing with 

12.1% (Figure 3). 

 

Figure 2. Top 10 industries by location quotients 

 
Source: JobsEQ, 2018 
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Figure 3. Employment by industry (employment and percentage) 

 
                                                                                                                                                              Source: JobsEQ, 2018 
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Agriculture, Forestry, Fishing and Hunting, Retail Trade and Manufacturing sectors represent the 

industries with the highest employment in Bourbon County. Management of Companies and 

Enterprises, Utilities, and Manufacturing represent the industries paying the highest average 

annual wages. Regional sectors with the best forecasted job growth over the next 5 years are 

Retail Trade and Health Care and Social Services (Table 1).  

Table 1. Top five industries by employment and wages 

Employment Average Annual Wages Projected 5-year Change in 
Employment2 

Agriculture (1,300) Management Companies ($115,110) Fiber, Yarn, and Thread Mills (271)  

Retail Trade (1,051) Utilities ($78,977) General Warehousing and Storage 
(60) ( 

Manufacturing (816) Manufacturing ($64,801) Retail Trade (25) 

Health Care (766) Wholesale Trade ($60,122) Health Care & Social Assistance (23) 

Educational Services (614) Finance & Insurance ($63,662) Construction (9) 
Source: JobsEQ, 2018 

Bourbon County industry sectors with the highest employment are also the sectors contributing 

the most to Gross Domestic Product. As seen in Figure 4, manufacturing is the sector that 

contributed the largest portion of GDP in 2016.  The next-largest contributions came from the 

agriculture, forestry, fishing and hunting sector and retail trade and wholesale trade sectors.  

Figure 4. Bourbon County GDP by industry ($), 2018 

 
         Source: JobsEQ, 2018 

                                                           
2 Based on recent announcements (2018), AgTech Scientific and Legacy Companies.  
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Workforce Commuting Patterns 

Commuting patterns are used to identify the number of people that live outside the county and 

work in Bourbon County (in-commuters), as well as the number of county residents that work 

outside the county (out-commuters).  A high number of in-commuters could signal a housing 

need.  On the other hand, a large number of out-commuters signals that Bourbon County acts 

more as a bedroom community, with residents commuting to other counties for work.  

Overall, in 2015 there were 6,680 people working in Bourbon County, representing a decrease of 

392 workers from the 2010 count of 7,072.  More than 40% (2,696) ƻŦ .ƻǳǊōƻƴ /ƻǳƴǘȅΩǎ 

workforce were employed and living in the area (Figure 5). In 2015, the number of Bourbon 

County residents commuting outside of the county for work was 5,759 and the number of in-

commuters was of 3,984. Tables 2 and 3 below illustrate the top 5 counties of destination for 

work for people living in Bourbon County (out-commuters) and the top 5 counties of origin for 

people commuting to work in Bourbon County (in-commuters). Fayette County is the top 

destination for work for Bourbon County residents as well the largest number of commuters into 

Bourbon County.   

 

Figure 5. Bourbon County commuting patterns 

 
          Source: U.S. Census/OnTheMap, 2015 
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Table 2. Top five counties for out-commuters (people that live in Bourbon County & work outside of it) 

County of Employment Out-Commuters 

Fayette 2,437 

Scott 634 

Jefferson 509 

Clark  252 

Harrison 246 
Source: U.S. Census/OnTheMap, 2015 

 

Table 3. Top five counties for in-commuters (people that work in Bourbon County & live outside of it) 

County of Residence In-Commuters 

Fayette 801 

Harrison 454 

Nicholas 434 

Scott 312 

Clark 231 

Source: U.S. Census/OnTheMap, 2015  

Bourbon County Households 
Household trends and projections are illustrated in Figure 6.  In 2016 the number of households 

in Bourbon County increased to 8,062, a 1.1% change from the 7,976 households in 2010.  

Households are projected to grow 0.9% from 2016 to 2021 to a total 8,136.   

 

Figure 6. Total Households in Bourbon County 

 
Source: ESRI, 2016 
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Table 4. Living Arrangements for adults 18 and over 
Living Arrangement - 18 and Over Count Percent 

 Lives alone 2,339 15.4% 

 Householder living with spouse or spouse of householder 7,318 48.2% 

 Householder living with unmarried partner or unmarried partner of householder 1,059 7.0% 

 Child of householder 1,579 10.4% 

 Other relatives 2,235 14.7% 

 Other nonrelatives 639 4.2% 

Source: U.S. Census/ACS 5-Year Survey, 2012 -2016 

Table 5. Living Arrangements for children under 18 
Living Arrangement - Children Under 18 Count Percent 

Living in family households 4,549 99.0% 

Living in married-couple family households 2,662 58.0% 

Living with male householder, no wife present, family 428 9.3% 

Living with female householder, no husband present, family 1,459 31.8% 

Living in nonfamily households 44 1.0% 

Source: U.S. Census/ACS 5-Year Survey, 2012 -2016 

 

Table 5 refers to living arrangements for children under 18 and the data suggest that 99% of 

children under 18 live in family households.  Married-couple family households are home to 58% 

of the children.  Almost 32% of children in family households live in single-mother families. 

 

Household Income and Poverty Rates 

As of 2016, 17% of Bourbƻƴ /ƻǳƴǘȅΩǎ ǇƻǇǳƭŀǘƛƻƴ ƭƛǾŜŘ ōŜƭƻǿ ǘƘŜ ǇƻǾŜǊǘȅ ƭŜǾŜƭ. The median 

household income for Bourbon County in 2016 was $41,775, and is projected to decline slightly 

to $41,700 by 2021.  The household income distribution for Bourbon County is illustrated in Table 

6. The income bracket with the highest representation of households is household income less 

than $15,000 per year and is closely followed by the $50,000-$74,999 income bracket. The 

$25,000 - $34,999 household income bracket is projected to have the largest growth, increasing 

3.3% from 11.6% in 2016 to 14.9% in 2021.  The largest decrease is projected to be in the $35,000 

- $49,999 household income bracket, from 15.8% of households in 2016 to 11.0% in 2021.  Figure 

7 illustrates the expected changes in household income, by income bracket, from 2016-2021. 
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Table 6. Bourbon County current and projected household income, 2016 - 2021 
Household Income 2016 

(Count) 
2016 
(Percent) 

2021 
(Count) 

2021 
(Percent) 

5-Year 
Change 
(Count) 

5-Year 
Change 

(Percent) 

<$15,000 1,365 16.9% 1,392 17.1% 27 0.2% 

$15,000-$24,999 1,048 13.0% 1,002 12.3% -46 -0.7% 

$25,000-$34,999 937 11.6% 1,211 14.9% 274 3.3% 

$35,000-$49,999 1,272 15.8% 893 11.0% -379 -4.8% 

$50,000-$74,999 1,356 16.8% 1,295 15.9% -61 -0.9% 

$75,000-$99,999 879 10.9% 896 11.0% 17 0.1% 

$100,000-$149,999 808 10.0% 961 11.8% 153 1.8% 

$150,000-$199,999 241 3.0% 311 3.8% 70 0.8% 

>$200,000 156 1.9% 175 2.2% 19 0.2% 

Source: ESRI, 2016 
 

Figure 7. Expected change in household income, 2016 - 2021 

 

Source: ESRI, 2016 
 

 

27

-46

274

-379

-61

17

153

70

19

-400

-300

-200

-100

0

100

200

300

400

C
h

a
n

g
e
 in

 H
o

u
se

h
o

ld
s

Household Income Bracket



15 
 

Bourbon County Housing Overview 
Bourbon County had 8,927 housing units in 2010, as reported by the U.S. Census. Table 7 

illustrates the trends of housing units, by tenure, in the county.  In 2016 the number of units had 

grown to 9,034 (1.2% increase). By 2021 housing units are projected to grow 1.0% to 9,128. In 

2010, 56.8% of the housing units were owner-occupied. The percent of housing units owned 

decreased from 56.8% (2010) to 54.1% in 2016. The 5-year projection suggests almost no change 

in the percent of owner-occupied units. The percent of renter occupied housing units has 

increased by 2.7% from 2010 to 2016 and is projected to stay almost the same through 2021. The 

projection for vacant housing units is steady between 10.7% in 2010 to 10.9% in 2021. Vacancies 

include properties that are for sale, for rent, for seasonal use, sold and not yet occupied, or other 

vacancies. In Bourbon County, it is estimated that approximately 50% of the vacant properties 

are either for sale or rent, recently sold, or available for seasonal or occasional use. The remaining 

ǇǊƻǇŜǊǘƛŜǎ ŀǊŜ ŎƻƴǎƛŘŜǊŜŘ άƻǘƘŜǊ ǾŀŎŀƴǘΦέ 

Table 7. Bourbon County housing units by tenure 

Year Owner Occupied Housing Units Renter Occupied Housing Units Vacant Housing Units 

2010 56.8% 32.5% 10.7% 

2016 54.1% 35.2% 10.8% 

2021 54.0% 35.1% 10.9% 
Source: ESRI, 2016 

Using data from the Bourbon County Property Value Administrator (PVA), 7,099 homes were 

mapped and analyzed.3 Table 8 presents a summary of the findings. Nearly 1,200 of the homes 

are classified as farms. The remaining 5,915 homes are listed as residential. The average square 

footage of all homes is 1,807 sq. ft.  Residential homes have an average of 1,664 square feet, and 

farm homes have an average of 2,502 square feet. The average sale price for all homes is 

$157,368. Farm homes have an average sale price of $534,244, and residential homes have an 

average sale price of $90,850. On average, the taxable value on farm homes is $246,733, the 

taxable value of residential homes is $102,188, and the overall taxable value is $127,067.   

Table 8. Summary of Bourbon County PVA data 

Characteristic Farm Residential All Homes 

Number of Homes 1,184 5,915 7,099 

Average Square Feet 2,502 1,664 1,807 

Average Sale Price $534,244 $90,850 $157,368 

Average Taxable Value $246,733 $102,188 $127,067 

Average Year Built 1983 1986 1986 
Source: Bourbon County PVA, 2018 

 

 

                                                           
3 Some properties within the PVA tax roll are missing key pieces of information including address, year built, 
number of bedrooms, etc.  
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Recent residential transactions 

From 2016 through October of 2018, ǘƘŜǊŜ ǿŜǊŜ пон ŀǊƳΩǎ ƭŜƴƎǘƘ ǊŜǎƛŘŜƴǘƛŀƭ ǇǊƻǇŜǊǘȅ 

transactions, of which there were mostly complete data available for 309 properties. Figure 8 

below illustrates the location of the property sales by year and Table 9 provides the 

characteristics of those homes that were sold. Data describing the age of the home is incomplete 

thus we expect the average age of the home to be older than listed. The large majority of homes 

were sold in zip code 40361.  

 

Figure 8. Bourbon County residential sales, 2016-2018 

 
         Source: Bourbon County PVA 

Table 9. Summary of Bourbon County sales data, 2016-10/5/2018 

Year Sold Number of 
Sales4 

Average 
Square Feet 

Average 
Year Built 

Average 
Bedrooms 

Average Full 
Baths 

2016 107 (158) 1,653 1986 2.99 1.51 

2017 117 (160) 1,807 1991 3.02 1.65 

2018 (through 10/5/18) 85   (114) 1,753 1974 2.95 1.54 

         Source: Bourbon County PVA 

 

                                                           
4 The number in the parentheses represents the total number of transactions but due to data limitations, the data 
in this table only reflect those transactions where all data are available (the number before the parentheses).  
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Additional visual representations of all commercial properties, residential properties and 

agricultural properties are illustrated in Figures 9 through 14. In addition to the relative location 

of these type of properties, each map has a layer of the soil quality by farmland class.   
 

Bourbon County businesses are primarily clustered in highly populated areas, with the majority 

of firms located in the city of Paris (Figure 9).  Smaller but distinct clusters appear in the cities of 

North Middletown and Millersburg. Many businesses also follow the western boundary of 

Bourbon County, bordering Fayette County and Scott County.   

 

Figure 9. Commercial properties in Bourbon County 

 
Source: ESRI, 2016 

Figures 10-13 provide a visǳŀƭƛȊŀǘƛƻƴ ƻŦ .ƻǳǊōƻƴ /ƻǳƴǘȅΩǎ Ǌesidential homes and their 

progression in time.  Similar with the commercial properties, the residential properties also 

cluster primarily in the city of Paris, as well as North Middletown, and Millersburg.  A high 

concentration of homes are also found near the borders of Scott County, Fayette County, and the 

main roads connecting Paris to Georgetown and Lexington. 
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Figure 10. Homes built in Bourbon County, 1770-1975    Figure 11. Homes built in Bourbon County, 1976-1990 

 
     

Figure 12. Homes built in Bourbon County, 1991-2005     Figure 13. Homes built in Bourbon County, 2006-2017 

 

 

 

 

        

   

   

  

 

 

 














































































