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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 conttua housingdemandstudy for Bourbon CountyCEDIK
analyzed secondary data from the Bourbon County Property Valuation Administrator (PVA), U.S.
Census, and JobskEq (proprietary codetel economic data). In addition, CEDIK created a
housing survey that as disseminated through both online and paper formats by the Bourbon
County Joint Planning Commissidm total, just under 500 useable surveys were return€de
following represent some of the key findings from this study.
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There is overwhelming interest singlefamily homes with larger lot sizes (greater than
one acre).

The most preferred housing pricangewas between $150,000 to $200,000.

A small share of individuals who responded to the survey were considering renting their
next home.
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. 2 dzND 2y Thig rdsgriatésdnvith the number of new construction permits in these
same parts of the countyn addition, this reflects the overall outward growthtpen of

new housing over the last forty years.

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

There is a modest expected increase in the number of Bourbon County households over
the next20years(but an expected population decline)

The shortage of housing in Fayetteu@ty suggests an opportunity for Bourbon County. If
only 5% of current krtommuters moved to Bourbon County, this would represzmbtal

of 40 new households and based on existing housing utilization, there would be new
demand for 36 single family and 4utti-family units by 2025 This rangeouldextend as

high as 400 new householdsséuming a larger number of residents moving from Fayette
County(50% of existing rommuters) resulting in new demand of 353 singfmily units
and 47 multifamily units.

Currently, f Bourbon County were able to meet the needs of a share of the existing in
commuters from surrounding counties (excluding Fayette County), tbauélbe an
additional demand of anywhere between 63 to28inglefamily units required

In addition, the shortage of housing fbouseholders aged 65 and olderFayette County
suggests an additional opportunity to attrametween 92 and 460 singkamily units and

10 to 53 multifamily units.
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Introduction andeconomic Overview

The Community and Economic Developmenttibtive of Kentucky (CEDIK), a unit witkine
College of Agriculture, Food and Environment (CAFE) at the University of Kenuasky
commissioned in spring 2018 to do a housing study for Bourbon County. The bowys the
north side of Fayette County and Clark County, as well as the east side of Scott 8sumtg of
six countiesthat make up the LexingtoRayette Metropolitan Statistical Area in Kentucky, its
close proximity td_exingtonrmakes it a prime locatioto live. From 20162016,Bourbon County
experienced population growth of approximately 1 m 19,985 to 20,18%nd is projected to
grow another 1% by 2021 (0,367). In addition, as some communities arouBdurbon County
expand(e.g.Scottand Fayette Countigsand the demand for housing outpaces existing supply,
households wilheed to lookto surrounding areas folnousing 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 attraciew families.

According to the 2010 U.S. Ceaisii nn ®T1:72 2 F . p@pdiatidin2iwésin ruPabayedse Q a
whichincludesthe cities of North Middletown and Millersburlylore than half of thepopulation

residesin urban dusters. Paris, Kentuckyd . 2 dzZNbB 2y [/ 2 dath indréthan 9,80008 S & (
residents The 2016verageannualunemployment ratefor Bourbon County wad.7%which is

lower thanY Sy G dzO1 @ Q& | @S NI DE5.14y S YNI y2iedyCBlyel |INZdadSh y 3/
Gount (a pointin-time count of homelessneysountedtwo (2) homelessesidentsin 2017in

Bourbon County That numbedeclinedfrom the 2013 KCountof seven (7). Diversitg Bourbon

Countyhas been increasing sincel) when thelU.S.Census reported a minorityopulation of

2,958 residents. In 2016 the minoritppulation had grown 6.7%0 3,156 people. @ditional

growth of5.4%is projected inminority populationby 2021.

Access tserviceds an important factor in residential location decisioff$iese srvices include
utilities (electricity, gas, wategnd sewe), access to grocery stores and shopping cenpeskce

and fire departmentsthe education systemhealthcare,and telecommunications Figure 1
illustrates the number of businesses/establishments for some of the services represented in
Bourbon CountyAs the figure illustrates, there asteven(11)physician officedjve (5)daycare
centers,and two (2) telecommunication service providers the county.However,2016 data

from the Federal Communications Commission @toadbandDeploymentReport suggest

that fixed broadbandinternet accessvith speeds of 25 Mbps download/3 Mbps uploads not
available to 3.3% of the population

! https://www.fcc.gov/reportsresearch/reports/broadbangrogressreports/2018broadbanddeploymentreport
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Figurel. Access t@ervices
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Source:JobsEQR018
Industry and Employment Trends
Bourbon Countys known for its agricultural and horse fatamdscapeandthe area is known for
its thriving equine industryFigure2 illustrates thetop five sectors in the county with the largest
Location Quotient (LQs)n[ v A& | YSFadaNB 2F Iy AYyRdzaildNEQ:
compared to the nationlf the LQ is graar than 1 then there is a higher concentration in the
region for that industry than the national averagéeAgriculture, Forestry, Fishing and Hunting
industry has the highest LQ in Bourbon County, followed by Arts and Entertaifimelntes golf
coures and country clubs, spectator sports, fithess and recreational sports centers, and
independent artistsTheAgricultural Sector is the largest industry in Bourbon County with 17.6%
employment, followed by Retail Trade with 14.0% of employmend Manufa&turing with
12.1% Figure3).

Figure 2. TofOindustries byocationquotients
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Figure3. Employment byndustry émployment andpercentagé
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Agriculture, Forestry, Fishing and Hunting, Retail Tradeévartlifacturingsectorsrepresent the
industrieswith the highestemployment in Bourbon Countjlanagemet of Companies and
Enterprises, Utilities, and Manufacturing represent the industries paying the highest average
annual wagesRegional sectors with thigest forecastedjob growth over the next5 years are
Retail Tradeand Health Care and Social Services (Table 1).

Table 1Top fiveindustriesby employment and wages

Employment Average Annual Wages Projected5-year Change in
Employment
Agiculture (1,300) Management Companig$115,110) Fiber, Yarn, and Thread Mills (271
Retail Trade (1,051) Utilities ($78,977) General Warehousing and Storag
(60) (
Manufacturing (816) Manufacturing ($64,801) Retail Trade (25)
Health Care (766) Wholesale Tradé$60,122) Health Care & Social Assistance (z
Educational Services (614 Finance & Insurance §3,662) Construction (9)
Source JobsE(R018

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

the most to Gross Domestic Produéts seen inFigure4, manufacturingis the sector that
contributed the largest poran of GDP in 2016The nextlargest contributions came frorthe

agriculture,foredry, fishing andhunting sector andetail tradeandwholesaletrade sectors

Figured. Bourbon Count@DP byndustry ($) 2018

Construction | $22,682,000

Public Administration | I $23,353,000

Finance and Insuranccj $24,207,000
Real Estate N $29,909,000
Health Care | $34,082,000

Educational ServiceslIIIEEEE $43,079,000
Wholesale Trade NN $62,943,000
Retail Trade N 566,281,000
Agriculture I $136,634,000
Manufacturing IR $145,594,000

$- $40,000,000 $80,000,000 $120,000,000 $160,000,000
GDP ($)

Industry

Source:JobsE(018

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

GCommuting patternsare usedo idertify the number of people that live outside the county and
work in Bourbon Countyi-commuter3, as well as the number of county residents that work
outside the county put-commuter3. A high number of irtommuters could signal a housing
need On the other hangda large number of outommuters signals thaBourbon Countyacts
more asa bedroom community, with residents commuting to other counties for work.

Overall, in 2015 there were 6,680 people working in Bourbon Couepyesenting a decrease of
392 workers from the 2010 count of 7,072More than 40%(2,696)2 ¥ 2dzNDb 2 Y
workforce were employed and living in tharea (Figure 9. In 2015, he number of Bourbon
County esidents commuting outsidef the county for work was,759and the number of in
commuterswas of 3,984 Tables 2 and 3 below illustrateéhe top 5 counties of destination for
work for people living in Bourbon Counfiyut-commuters)and the top 5 counties of origin for
people commuting to work in Bourbon Counfin-commuters) Fayette County is the top
destination for workfor Bourbon Count residentsas well the largest number of commuters into
Bourbon County

Figure 5Bourbon Countgommutingpatterns
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Source: U.S. Ceng@nTheMap, 2015
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Table 2Topfive counties forout-commuters (people thdivein Bourbon County &orkoutsideof it)

County of Employment Out-Commuters

Fayette 2,437
Scott 634
Jefferson 509
Clark 252
Harrison 246

Source: U.S. Census/OnTheMap, 2015

Table 3Topfive counties forin-commuters (people thatvork inBourbon County dive outsideof 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=igure6. 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.

Figure6. Total Households in Bourbon County
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SourceESRI, 2016
In Bourbon County, 48.2% of adults are the householder living with their spouse, or the spouse
of a householder, as seen in Talle Adults who live alone account for 15.4% of household
occupants, and 10.4% of adults in households are the ohtllde householder.
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Tabled. Living Arrangements fadults 18 ancbver

Living Arrangement18 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/AG®&ar Survey, 201:2016

Tableb. Living Arrangements fohildrenunder 18

Living ArrangementChildren Under 18 Count Percent

Living in family households 4,549 99.0%
Living in marrieecouple 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/AG®&ar Survey, 2012016

Table5 refers to living arrangements for children under 18 and the data suggesto®4t of
children under 18 live in family households. Marrmaliple family households are home to 58%
of the children. Almost 32% of children in family households live in singteer families.

Household Income and Poverty Rates

As of 2016, 17% of Bogby / 2dzy i@ Qa LJ2LJdzf | G A2y . Théd @esfian 6 St 2 ¢
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 sidy followed by the $50,00874,999 income bracket. The

$25,000- $34,999 household income bracket is projected to have the &rgewth, 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% irFR)2e.

7 illustrates the expected changes in lsehold income, by income bracket, from 262621.
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Table 6. Bourbon Counturrent and projectedhouseholdmcome 2016- 2021

Household Income 2016 2016 2021 2021 5-Year 5-Year
(Count) (Percent) (Count) (Percent) Change Change
(Count) (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

Figure7. Expected change in household income, 202621

400

300 274
% 200 153
2
2 100 70
3 27 17 . 19
i 0 [ | — ——
. ] ]
< 100 -46 61
ey
O

-200

-300

-379
-400
o ) ) ) ) ) ) ) S
‘QQ v?,o) @q 5% &q S;a S f ‘o
N 3 o © A S ¥ » ®
f) Q o] o) o) i) r,;\' r,;\' (,;\/
& & & & S o Q 7
O o,‘Q o,\g Q\Q (9‘0 SN $
x,;\ (1'\/ l’qu r;’) /\ \QQ‘ '\<?Q‘
) )
Household Income Bracket

Source: ESRI, 2016

14



Bourbon County élising Overview

Bourbon County had,927 housing units in 201G@s reported by the U.S. Censdsble 7
illustrates the trends of housing units, by tenure, in the courty2016 the numbeof units had
grown to 9,034(1.2%increasg. By 2021 housing units are projected to grow 1.0% to 9,128. In
2010 56.8% of the housing units were owreccupied The percent of housing units owned
decreasedrom 56.8% (2010 54.1% in 2016. Theyearprojectionsuggests almost nchange

in the percent ofowner-occupied units The percent of renter occupied housing units has
increased by 2.7% from 2010 to 2016 and is projected to stay almost thetseangh2021.The
projection for \acant housing units steadybetween10.7% in 200 to 10.9% in 202}acancies
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 rentecently sold, or available for seasonal or occasional use. The remaining
LINE LISNIGASAE FNBE O2YaARSNBR da20KSNJ g OF yi oé

Tabk 7. Bourbon Countyousingunits bytenure
Owner Occupied Housing Unit Renter Occupied Housing Unil Vacant Housing Unit

2010 56.8% 32.5% 10.7%
2016 54.1% 35.2% 10.8%
2021 54.0% 35.1% 10.9%

Source: ESRP016
Using data from the Bourbon County Property Value Administré@MA) 7,099 homes were

mapped and analyzetiTable8 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 1,8&1. ft. Residential homes have an average of 1,664 square fedt, a

farm homes have an average of 2,502 square feet. The average sale price for all homes is
$157,368. Farm homes have an ayggaale price of $534,244, anelsidential homes have an
average sale price of $90,850n average, theatxable value onarm homes is $246,733the

taxable valueof residential honesis $102,188, andhe overall taxable valuis $127,067.

Table8. Summary of Bourbon County Pd&ta

Characteristic Farm RESEEL 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 KSNX 6SNB nou | N¥Qa fSy3aidck
transactions of which there were mostly complete data available for 309 properfiégure8

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 ligtedlarge majority of homes

were sold in zip code 40361.

Figure8. Bourbon Countye5|dent|alsales 201018
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Table9. Summary of Bourbon Coursglesdata, 201610/5/2018

Source: Bourbon County PVA

Year Sold Number of  Average Average Average Average Full
Saled Square Feet Year Built  Bedrooms Baths

2016 107 58 1,653 198 299 151

2017 117 60 1,807 1991 3.02 1.65

2018(through 10/5/18) 85 (@14) 1,753 1974 2.95 1.54

Source: Bourbon County PVA

4The number in the parentheses represethe 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 wsual representations ofall commercial properties, residential properties and
agricultural properties are illustrated irigure9 through 14. In addition to the relative location
of these type of properties, each map has a layer of the soil qualityrbydad class.

Bourbon County businesses are primarily clustered in highly populated areas, with the majority
of firms located in the city of PariBigure9). Smaller but distinct clusters appear in the cities of
North Middletown and MillersburgMany businesses also followhe western boundary of
Bourbon County, bordering Fayette County and Scott County.

Figure9. Commerciaproperties in Bourbon County

* Commercial Properties
Soil Quality by Farmland Class
Il Prime farmland
[ Farmland of statewide importance
"% Not prime farmland
777 Prime farmland if drained
" Prime farmland if drained & protected from flooding
___ Prime farmland if protected from flooding

Source: ESRI, 2016
Figures 10-13 provide a vidzZl £ AT F GA 2y 2 7F esi@lanib Bbyiesand2tief i & Q &
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 borderSadtt County, Fayette County, and the
main roads connecting Paris to Georgetown and Lexington.
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Figurel0. Homesbuilt in Bourbon Countyl7701975

Residential Homes Built 1770 - 1975

Carlisle

Figure 2. Homedbuilt in Bourbon County, 1992005

Residential Homes Built 1991 - 2005

Carlisle

Fgure 1l. Homeduilt in Bourbon County, 1978990

Figure B. Homeduilt in Bourbon County,

Residential Homes Built 2006 - 2017

20a8017

Carlisle
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