
The Planning Commission is comprised of twelve 
members appointed by the governing bodies in 
Warren County. Four members are appointed by 
the Warren County Fiscal Court, four by the City of 
Bowling Green and one each by the incorporated 
cities of Oakland, Plum Springs, Smiths Grove and 
Woodburn. This twelve member body has oversight of 
the Planning Commission office including the budget 
and employees. In addition to these duties, these twelve 
members also have the decision making responsibility 
on land use and policy decisions regarding the Comprehensive Plan and the Subdivision Regulations and 
makes recommendations to the governing bodies on zone changes and text amendments to the Zoning 
Ordinance. In addition to the Planning Commission, staff acts as a liaison to 7 other boards which, in 
total, are comprised of approximately ninety members who are mostly citizen appointed volunteers. We 
could not do our job without their service. To learn more about our boards, our serving members, and 
our staff, please visit our website at www.warrenpc.org. 

Construction continues on The Hub development on Lovers Lane. Nearly 90 acres of the property were rezoned 
from the AG (Agriculture) zone to the RM-4 (Multi-Family Residential) and HB (Highway Business) zones last 
year.
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We talk quite a bit about change here at 
the Planning Commission on a variety 
of levels. This often entails looking at 
trends and trying to get as good of a 
handle as we can on how national trends 
will trickle down to our community, 
and trying to prepare the best we can 
for them. This is difficult when talking 
about the current state of retail in our 
nation. You probably noticed that 
several national chain stores closed 
their doors last year. Two of the most 
visible ones were K-Mart on Scottsville 
Road / Cave Mill Road and Macy’s at 
Greenwood Mall (replaced by Belk). A 
recent Business Insider article written 
by Hayley Peterson published on 
December 31, 2017, entitled More than 
3,600 stores will close in 2018 — here’s the 
full list, starts to illustrate the staggering 
amount of change we have seen recently 
in the retail industry on a national level. 
“The record-high rate of store closures 
that rocked the retail industry this year 
is expected to spill into 2018, with more 
than 3,600 closures already on tap for 
next year, according to an analysis by 
Business Insider.”

Another article by Thomas Barrabi 
of Fox Business published on January 
2, 2018, entitled More retailers facing 
store closures, bankruptcy in 2018, 

paints a similar bleak outlook. “U.S. 
store closures are expected to increase 
to more than 12,000 locations in 2018, 
according to data from Cushman & 
Wakefield obtained by Business Insider. 
That total would mark a 33% increase 
from 2017, when retailers closed an 
estimated 9,000 store locations. The 
firm also estimates that about 25 major 
retailers could file for bankruptcy this 
year.”

An article by The Motley Fool published 
in USA TODAY on December 28, 2017, 

Retail Evolution?

titled Store closings: 17 retailers on the 2018 death watch, echoes similar woes 
and lists most of the same retailers that could end 2018 out of business. Of 
the 17 retail companies listed in this article, seven of them are found in our 
community and are either in Greenwood Mall or the mall area. 

Sears Holdings (Sears, K-Mart) – Greenwood Mall
Toys R Us – Scottsville Rd

J.C. Penney – Greenwood Mall
Claire’s Stores – Greenwood Mall

Charlotte Russe – Greenwood Mall
Barnes & Noble – Campbell Lane

Payless – Greenwood Mall

Other similar articles also list stores such as Walgreens, Gap, and 
Gymboree. Shopping malls are expected to be particularly hard hit as 
another Business Insider article indicates: “Mass store closings will force 
shopping malls out of business. When combined with last year’s record-
high store closings, an even higher rate of closings in 2018 would push 
hundreds of low-performing shopping malls to the brink of death. The 
commercial real estate firm CoStar has estimated that nearly a quarter of 
malls in the US, or roughly 310 of the nation’s 1,300 shopping malls, are at 

Photo top: Greenwood Marketplace recently lost HH Gregg and 
Mighty Dollar.
Photo left: Home Depot was built on Gary Farms Boulevard in 
the early 2000s.
Photo above right: Belk replaced Macy’s after closing last year.
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high risk of losing an anchor tenant.”

Not all is lost though. This same Buisness Insider article 
goes on the state that, “not all retailers and shopping malls 
are doomed. To be sure, there are still hundreds of high-
performing shopping malls in the US that are expected 
to remain immune from the fallout of shrinking retailers. 
Only the lowest-performing malls — of which there are 
roughly 300 — are in danger of going out of business. 
There are also plenty of retailers, mostly discounters, that 
are growing their physical assets while others shrink.”

A CNN Money article by Chris Isidore, entitled Retail’s 
toughest year: A record for store closings, hedges a bit on 
the prediction of doom and gloom. “But those in the 
industry say this was not what others referred to as a 
‘retail apocalypse.’ Instead, it’s a normal evolution. ‘There 
is always going to be winners and losers in an industry like 
this. It constantly in a state of flux,’ said Tom McGee, CEO 
of the International Council of Shopping Centers, a trade 
group of mall owners. ‘The whole image of the demise of 
traditional retailing is overblown.’ McGee points out that 
occupancy rates at the nation’s malls remain at about 93%, 
and that the number of enclosed malls have remained 
stable, even though high-profile department store chains 
such as Sears (SHLD), J.C. Penney (JCP) and Macy’s (M) 
have closed some of their anchor locations.”

No matter whose opinion you read on this issue, there is 
no disagreement that the retail industry is going through 
an adjustment period. This will affect the amount of 
retail space available, rents received from retail space, 
the number of jobs available in the retail industry, traffic 
patterns, and overall commercial growth. This is, of 
course, following many national assumptions that may 

not be reflected in our local economy. So what does all 
this mean for our community? Time will tell. Bowling 
Green and Warren County have shown resilience in the 
past and there are no signs of slowing down. Our staff 
will continue to seek ways to improve our community 
and be prepared as much as possible for the future no 
matter what development patterns and trends present as 
challenges. 

At the Planning Commission we continue to monitor 
these and other trends and try to best prepare the 
community for our changing retail future. Some of the 
actions proposed include requiring less of retail mix 
with mixed uses, making provisions for smaller footprint 
stores, encouraging redevelopment of empty spaces and 
reducing the number of parking spaces required for large 
footprints as well as other development standards. At 
this point we will not even mention the effects that other 
industries may have, like drone deliveries and automated 
vehicle deliveries.

Planning Commission by the Numbers
As part of the development process, the City-County 
Planning Commission oversees the application 
process, pre-application meetings, and a variety of 
other services. The chart below displays the county’s 
growth over the last fifteen years through the recorded 
zone changes, detailed development plans, variances, 
conditional use permits, and overlay development 
plans. The table on the following page further 
summarizes the growth we’ve seen throughout 2017 
through the number and types of services provided 
within the calendar year. 

The Pines shopping center is one of several small-scale retail establishments in the city.
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2017	Overall	Total 2017	Total	(BG) 2017	Total	(County)

Planning
Single Family Lots Approved 1,121 696 425
Multi-Family Units Approved 2,212 1,809 403
Zone Changes Approved 69 31 38
Detailed Development Plans 32 25 7
Subdivision Approvals 230 87 143

Subdivision Construction
Construction Plans Reviewed 30 10 20
Engineering Inspections 3,259 1,153 2,106

Code Enforcement
Zoning Complaints 92 56 36
Site Inspections 196 112 84
Notices of Violation 23 11 12

Geographic Information Systems (GIS)
Maps Created 440 237 203
Addresses Assigned 1,417 400 1,079
Parcels Drawn 5,010 2,634 2,376

Plan Review Services
Building Permits Reviewed 2,037 968 1,069

If you would like a more extensive report of our office’s activity, you may call (270) 842-1953 or visit us at 1141 State Street from 8 a.m. to 4:30 p.m., Monday through Friday.

Just like many of you, government agencies take time to reflect and set resolutions (more in the form of goals, work 
plans, and budgets) at the end of one calendar year and the commencing of another. For the Planning Commission, it’d 
be easy to look at the numbers below, compare them to years prior, and call it a success. But having a “successful” year 
isn’t just about the numbers on a chart, but rather how we’ve grown as an agency and the positive impacts we’ve had 
on our community. So how have we measured that growth in 2017? In short, we’ve been working on building better 
relationships and partnerships with our sister agencies to make both the planning and development process more 
efficient and succinct. A lot of that work started with communicating. 2017 was a year of communicating new and old 
ideas with community leaders, sister agencies, and the public. There were several opportunities to implement change 
by means of how we collect, analyze, and utilize community data; reorganizing the function and format of many of our 
meetings; scheduling meetings to discuss both simple and complex zoning, land use, and transportation issues; and 
seeking to involve the public in more planning activities. We’re taking the lessons we’ve learned and the weaknesses 
we’ve recognized into the new year with the ambition to continue communicating on all levels and working to improve 
on our inefficiencies. 

Tangibly, 2018 will see some major changes to the Zoning Ordinance (more details on that in the next issue), 
implementation of an update to the 2030 Comprehensive Plan, an agreement between state and local governments 
regarding future development along Plano Road (KY 622), and structural changes to the Greenways Commission 
(more on that in the next issue too). We’ll continually seek opportunities to communicate our ideas, changes, and 
growth patterns with you, so stay tuned.



Metropolitan Planning Organizations (MPOs) exist in 
urbanized areas with populations greater than 50,000. MPOs 
hold the responsibility of implementing transportation 
planning, programming, and coordinating federal highway 
and transit investments. With the input of community 
stakeholders, MPOs gain knowledge on issues influencing the 
efficiency and effectiveness of the area’s roadways, sidewalks, 
and transit systems, which allow the organization to implement 
transportation policies for Bowling Green and Warren County. 
The MPO is currently underway with two different corridor 
studies (Plano Road Corridor Study & Policy Development; 
Fairview Avenue Safety & Capacity/LOS Study). Throughout 
the course of these studies, a number of public meetings were 
held to communicate the purpose and need of each of the 
studies and to gather public input. With this, it was realized 
that perhaps we could do a better job communicating to the 
public how projects come to fruition. 

The MPO maintains a project wish list of sorts, of which all 

transportation projects for the MPO region are listed. Every 
two years, the Kentucky Transportation Cabinet (KYTC) leads 
the project prioritization process to develop the Kentucky 
Highway Plan. The Plan holds the phase type and funding and 
expenditure year for selected transportation projects. In its best 
effort, the Plan outlines all of the State’s transportation project 
phases, by county, to be completed within a six-year timeframe. 
Due to funding restrictions of recent, many of the projects 
listed in previous iterations of the highway plans have yet to 
be completed. It is hopeful that 2018’s Plan will be different. 
So, how do projects get selected for the Plan and when will 
they get constructed? The wish list projects are submitted by 
transportation planners, engineers, local and state leaders, and 
also the public – all driven by a justified need for improvements. 
Our recent prioritization process, SHIFT, was a data-driven 
approach and had a number of formulas and calculations to 
score each transportation project. As discussed in previous 
newsletter issues, the MPO worked with KYTC to select its 
recommended projects for inclusion into the Plan. Now, once 
a project is awarded funds, it typically must go through several 
phases prior to construction: planning, design, right-of-way 
acquisition, and utility relocation. Of course, some projects 
pose greater challenges than others, some are of immediate 
need, and some take a very long time. With that, the studies 
being conducted by the MPO are simply a planning activity 
in preparation for when additional funding opportunities arise 
and/or for the preparation of the 2020 Highway Plan.

Bowling Green-Warren County

M P O
Metropolitan Planning Organization

KYTC initiated a study be conducted along this section of Russellville Road, continuing through the University Boulevard intersection, at the base of WKU’s campus. 
The study will look at intersection improvements both at the above location with Morgantown Road and also at University Boulevard. Widening of the CSX underpass 
will also be explored throughout the study. 



After several months of data collection and analysis, developing preliminary roadway 
improvements, and using traffic modeling software to test those improvements, 
Strand Associates is well underway with the Fairview Avenue study. A November 
14, 2017 public meeting provided the consultants with ample input regarding the 
public’s biggest concerns and points of contingency. Representatives from Strand 
Associates presented a series of the data they collected including, but not limited to, 
traffic counts, crash counts and locations, and traffic projections. Using this data, 
they developed several preliminary improvement scenarios. From here, they have 
tested the scenarios and are in the process of refining their recommendations, based 
on stakeholder input and results from their modeling. Due to a high future growth 
rate for Bowling Green and Warren County, the preliminary recommendations 
have been modified to accommodate high peak travel volumes for future years. 
Some major concerns of the public involved greater enforcement for speeding, 
safer connections for pedestrians and cyclists, and improved safety 
features from left turning vehicles. A second public 

meeting, tentatively scheduled for mid-late February, will present the final 
recommendations, project cost estimates, and will allow for 
the public’s input regarding their preference 
of recommendations. 

Early in 2016, 
the Federal Highway 

Administration (FHWA) published 
new safety performance measures to implement 

performance management requirements issued in the Moving 
Ahead for Progress in the 21st Century Act (MAP-21). These rules and regulations implement MAP-21 requirements, 

but also highlight modifications from the more recent Fixing America’s Surface Transportation (FAST) Act and FHWA’s change 
to a more performance-driven planning process. The goal is for State Departments of Transportation (DOTs) and Metropolitan 
Planning Organizations (MPOs) to monitor federally established safety targets for their respective areas through increased use 
of data and analysis. The caveat is whether or not this federal requirement will act as a checkbox monitoring system, or if it will 
truly serve as a tool for states and metropolitan areas to use to build safer streets for all users. 

Establishing performance measures and tracking the safety targets 
present several challenges. Many of these challenges preside in 
acquiring accurate data over multiple years – there are many factors 
that change over a five-year period, including technology and 
the ways data is collected, monitored, and distributed. However, 
another factor that will continue to be a challenge for DOTs and 
MPOs is the rise in vehicle miles traveled (VMT). As discussed 
a number of times in previous newsletters, many urbanized areas 
are growing; Bowling Green and Warren County are no exception. 
Because of this growth and car-culture of America, the amount of 
vehicles on our roadways is continually on the rise. The lifespan of 
our roadways to function at capacity before failing will diminish, 
along with the ability to provide safe and reliable travel for all users. 
Thus, enters in the safety performance measures. 

Given the number of uncertain factors that have changed tremendously over the years, and without a doubt will continue to 
change, DOTs and MPOs, alongside local leaders and planning agencies, have the opportunity to use the accountability of 
performance measures to cohesively implement innovative and creative solutions to improving the safety of our community’s 
streets and reducing fatalities and serious injuries. Ideas and implementation can be daunting tasks because it often involves 
change. As the MPO begins tracking the performance of traffic safety trends, we will continue to seek opportunities of working 
together  with local leaders and agencies to engineer our roadways in such a way that improve safety, accommodate our growing 
population, and respond to the ever-changing realm of transportation.

Fairview Avenue Study  Public input and data drive recommendations

Safety 
Performance 

Measures Making 
federal requirements 

tools for change

The intersection at Fairview Avenue and US 31-W 
Bypass is being considered in the study.

https://safety.fhwa.dot.gov/hsip/spm/mpo_factsheet.cfm
http://www.prb.org/Publications/Lesson-Plans/HumanPopulation/Urbanization.aspx


A recently awarded Transportation Alternatives Program (TAP) grant will fund a number of bicycle and pedes-
trian improvement projects in the West End, including intersection improvements at the location shown above 
- Gordon Avenue and Veterans Memorial Boulevard. 

The City of Bowling Green | Though the City 
of Bowling Green Public Works Department 
stays busy with a myriad of maintenance 
and upkeep of infrastructure within the city 
limits, they have also been busy with a few 
key projects. All construction activities for 
the widening of Smallhouse Road (Phase I) 
were completed in November. The contractor 
is scheduled to return in early spring to 
address any issues with resident’s yards that 
may have arisen during the winter. Design 
work for the Phase II widening, which will 
continue through to Ridgecrest Way, is 
complete. Currently, property negotiations in 
this area are underway for any right-of-way 
and easements necessary for the roadway 
widening and related storm drainage work. 
The City is also coordinating with Atmos 
Energy to complete a gas line relocation that 
will allow for construction to begin.  

As part of the City’s Annual Sidewalk 
Program, construction is currently underway 
along sections of Logan Way and Hogle Drive. 
Construction is expected to begin along 
Warren Way later this spring. Additionally, 
designs were recently completed for new 
sidewalk along sections of Park Street, 
Kenton Street, Magnolia Street, and North 
Lee Drive. Construction for these locations 
is scheduled to begin this spring, as well. 
Once complete, these projects combined will 
add approximately 8,700 feet to the City’s 
sidewalk network.

The Public Works Department continues 
to work with the City’s Parks & Recreation 
Department and Neighborhood & 
Community Services to provide better 
connections in, around, and through 
Lampkin Park, as well as the entirety of 
Census Tract 112 in the west end of Bowling 
Green. Together, these two projects will 
construct sidewalks and crosswalks in an 
effort to improve safe pedestrian travel in the 
West End. The construction contract for the 
Lampkin Park Pathways Project was recently 
awarded to Scotty’s with construction 
scheduled to begin this spring. The purpose 
of this project is to install approximately 
6,000 linear feet of new six foot wide asphalt 
walking paths throughout Lampkin Park. 

While this project focuses on Lampkin Park alone, the Census Tract 112 Sidewalks 
Project will offer sidewalk improvements throughout the West End at large. Some 
of these improvements will be along portions of: North Lee Dr., Crewdson Dr., 
North Sunrise Dr., Woodway St., Cove Dr., and Old Barren River Rd. Final design 
was recently completed for these locations and the project is now moving into the 
property acquisition phase. Construction is scheduled to begin in spring of 2018. 
This sidewalk project coincides with a Transportation Improvement Program 
(TAP) grant awarded to the City in conjunction with the Greenways Commission. 
Design is underway for various improvements on the West End that focus on safe 
pedestrian and bicycle routes. Cohesively, these projects will provide connections 
between existing downtown greenways facilities, key destinations in the West 
End, and ultimately improve problematic intersection crossings.

Additionally, the City’s Annual Paving contract that includes 23 miles of streets 
to be resurfaced has been put on hold through the winter months. However, any 
necessary handicap ramp modifications (required to meet ADA standards) along 
streets to be paved may be ongoing through the winter.  

Western Kentucky University | Parking Structure 3 on WKU’s main campus 
opened in November, 2017. The new facility has 600 parking spaces and will be 
used by students. The structure is served by Topper Transit’s Red Line, which 
provides bus service every 10 minutes throughout campus.

Parking and Transportation Services is planning for the 2018-19 academic year.  
Two new services the department is exploring are bike share and ride share 
programs. Bike share programs allow students to rent bicycles for short trips 
around town. When surveyed, students picked downtown Bowling Green as 
their preferred destination. WKU is working with City officials to evaluate this 
service.  Ride share services match passengers with drivers who are going to the 
same destination.  Ride share services reduce parking demand by promoting 
carpooling. Both services should be in place by August, 2018.

What’s Happening 
in Warren County?



Upcoming	Meetings JAN FEB MAR

MPO TECHNICAL ADVISORY 
COMMITTEE

Meets 4th Mon . at 1 P.M.*
22 26 26

MPO POLICY COMMITTEE
Meets 2nd Mon . of new quarter at 9 A.M.** 29 SC t SC t

GREENWAYS COMMISSION/BPAC
Meets 2nd Mon . of even months at 4 P.M.* - 12 -

HISTORIC PRESERVATION 
BOARD

Meets 4th Thurs. at 5 P.M.**
25 22 22

UNIvERSItY DISTRICT REVIEw 
BOARD

Meets 2nd Wed. at 5 P.M.**
- 14 14

BOARD OF AdJUSTmENtS
Meets 2nd Thurs. at 5 P.M.** 11 8 8

DESIgN REVIEw BOARD
Meets 3rd Wed. at 5 P.M.** 17 21 21

PLAnNInG COMMISSION
Meets 1st and 3rd Thurs. at 6 P.M.** 4, 18 1, 15 1, 15

All	meetings	overseen	by	the	CCPC	have	a	filing	deadline;	deadlines	can	be	viewed	on	the	CCPC	website.
tSpecial-Called Policy Committee meetings will likely be held and are under the discretion of the MPO  and 
participating	parties.	
*Meetings are held at the City-County Planning Commission , 1141 State Street, 2nd Floor Conference 
Room.	
**Meetings	are	held	at	BG	City	Commission	Chambers,	1001	College	Street.	

Public participation is solicited without regard to race, color, national origin, age, sex, religion, disability or 
family	status.	

Tell	 us	 what 
you think!

Do you have questions, 
comments or concerns 

regarding land use planning, 
development patterns, or 

our transportation system? 
Send us your input to help 

us plan for the future of our 
community.

City-County Planning Commission
1141 State Street

Bowling	Green,	Kentucky	42101
270-842-1953

www.warrenpc.org

http://warrenpc.org/mpo/index.php

