
  

October 22, 2024 

Lexington-Fayette Urban County Planning Commission 
Lexington-Fayette Urban County Government 
101 East Vine Street 
Lexington, KY  40507 

  Zone Change Request for the properties located at 545-549, 553, 563 S. Limestone; 

121-123, 127, 129, 131, 133 Prall Street; 118, 120, 124, 128, 134, 138, 140, 142, 146, 

150, and 154 Montmullin Street 

Dear Members of the Planning Commission: 

Subtext Acquisitions, LLC is pleased to present revised materials for VERVE Lexington. 
Since the September Planning Commission hearing, our team has explored many ways we can 
incorporate the feedback we heard. 

#1 Community Input – Two additional neighborhood meetings were held. 

Subtext met with representatives from the neighborhood on September 27th. This was followed 
with a larger neighborhood meeting on October 21st lasting over 1 ½ hours.  

Feedback from the community informed many changes as presented here, including the 
incorporation of affordable housing units, a parks contribution, and an expanded parking 
management plan. 

#2 Affordable Housing – Added Affordable Housing units or $1,500,000 contribution to the fund. 

In discussions with City stakeholders and community members, we understand affordable housing 
is needed in Lexington. As part of our development, we are proposing either a $1,500,000 
contribution to City’s affordable housing trust or the addition of 15 affordable units in the project 
to be priced at 60% AMI.  

After discussion with the Office of Affordable Housing, we believe the affordable housing trust 
could construction approximately 150 units with the $1,500,000 contribution, which is why we 
would propose that option over the inclusion of 15 units in the project. However, we are open to 
both options.   

#3 Parks Department Contribution – Added a $150,000 Community Donation for Lou Johnson 
Park. 

The proposal now includes a $150,000 donation to Lexington Parks & Recreation for 
improvements to Lou Johnson Park. In conversations with the community, this was an area for 
potential improvement. We look forward to discussing this further with the neighborhood and 
finalizing a plan for the improvements. 

#4 Expanded Parking Management – Registered vehicles, offsite parking, and towing 
management. 

In order to reduce the overall height of the structure, we have reduced the parking garage and 
are estimating being parked at 46% per bed.  This is greater than HUB Lexington and HUB 
Limestone, as well as Subtext’s typical projects. While we believe this is the appropriate parking 
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ratio, we have identified 5 off-site parking opportunities should the demand for parking exceed 
the on-site availability. 

Being a professionally managed property, VERVE Lexington will offer full time management of the 
site, including monitoring parking on property and in the neighborhood. All tenants will be required 
to register their vehicles with the property and no tenants will have permits for parking within the 
neighborhood. Property management will have contacts with towing companies to quickly address 
parking issues associated with the property. 

Additionally, as part of the Final Development Plan we will explore with the City ways to reduce 
cut through traffic.  This can include posting signage preventing turning west out of the garage 
and sending communications to residents about parking management.  

See Exhibit A for additional parking information. 

#5 Building Design Changes – Reduced height by 20’ and increased setback to 30’. 

Reduced Overall Height - The overall height of the building was reduced from 102’ down to 82’.   

Reduced Height Along Western Leg – Along the western leg of the building, the height was 
reduced from 6 stories down to 5 stories.  

Increased Setback and Pocket Park – Along the western property line, the setback was increased 
to 30’ to provide additional relief to the neighboring single family house. We envision utilizing this 
space as a community pocket park with seating, community garden and other features. 

Walk-Out Units – On the first floor of the western leg, the building now features walk-out units. 
This provides a more neighborhood experience for community members, as well as providing a 
unique unit type for residents. 

These changes greatly reduced the impacts to the neighboring property and increased the 
amount of sunlight for the properties across Montmullin during all times of the year. 

See Exhibit B for an updated shade study and Exhibit C for additional design graphics. 

#6 Neighborhood Retail – Increased community retail now totaling 5,400 SF. 

The retail provided in the proposal was increased to 5,400 SF and shifted to the southeast corner 
of the site.  The larger footprint will allow for more amenities to serve the broader community, with 
space for 3-4 tenants such as a coffee shop and bakery, restaurant, convenience store, or barber 
shop. 

Moving the retail to the southeast puts it on the prominent corner and pedestrian crossing.  This 
location also offers the opportunity for an expanded public plaza and outdoor seating.  

See Exhibit D for additional design graphics. 
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EXHIBIT A – Parking Data 

 

Looking at similar properties in Lexington close to campus and similar Subtext properties we see 
that VERVE Lexington is providing more parking on site than any of these properties. 

 

Property City Beds 
Onsite 
Parking 
Stalls 

On Site Percent 
Parked 

Onsite and Offsite 
Percent Parked 

VERVE Lexington Lexington, KY 799 364 46% 46% 

HUB Limestone Lexington, KY 566 120 21% 28% 

HUB Lexington Lexington, KY 492 164 33% 42% 

VERVE West Lafayette 
West Lafayette, 
IN 

751 263 35% 35% 

VERVE Columbus Columbus, OH 392 176 45% 45% 

 

The August 2024 parking study validates this, with the 
estimated parking demand being 364 stalls based on the 
Institute of Traffic Engineers (ITE) Parking Generation, as 
seen in the following table.  
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EXHIBIT B – Building Design Updates – See Last Page 
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EXHIBIT C – Revised Sun Study 

 

As shown here, the design changes result in a significant reduction in the shade impacts. Almost 
all neighboring properties will receive sunlight through the entire year. 
 

Revised Design – reduced western leg to 5 stories and reduced overall height by 20’. 
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EXHIBIT D – Retail Changes 

 

The Retail has been moved to the southeast corner to anchor the prominent corner and allow 
for a public plaza and outdoor dining. 

The Retail has also been expanded to 5,400 SF, allowing for 3-4 tenants such as a coffee shop 
and bakery, restaurant, convenience store, or barber shop. 
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Before & After Exhibit A

MONTMULLIN ELEVATION WITH OUTLINE OF OLD ELEVATION (IN RED)

Garage Reduced and Amenity
re-located to residential level resulting in
lower building height

Western Wing of Building Reduced by 1 Floor
and shortened to provide buffer to existing
adjacent neighbor

20' Height Reduction

Setback
increased
from 15'
to 30'

Height reduced to 5
stories on back leg

Public Pocket
Park Opportunity
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