




MAP AMENDMENT REQUEST (MAR) APPLICATION

Record ID: PLN-MAR-21-00010  Filing Received: 08/02/2021 Pre-Application Date: 07/20/2021 Filing Fee: $550.00

Applicant: 

LEXINGTON HOME OWNERSHIP, 300 WEST NEW CIRCLE ROAD, LEXINGTON, KY 40505

1. CONTACT INFORMATION (Name, Address, City/State/Zip & Phone No.)

Owner(s):

LEXINGTON HOME OWNERSHIP, 300 WEST NEW CIRCLE ROAD, LEXINGTON, KY 40505

Attorney: 

BRANDEN GROSS, 300 WEST VINE STREET, STE 1200, LEXINGTON, KY 40507

2. ADDRESS OF APPLICANT'S PROPERTY

309, 311, AND 315 RACE STREET, LEXINGTON, KY 40508 
431 AND 433 THIRD STREET, LEXINGTON, KY 40508

3. ZONING, USE & ACREAGE OF APPLICANT'S PROPERTY

Acreage

NetUse

Requested

ZoningUse

Existing

Zoning Gross

TOWNHOUSER-3B-1 VACANT

a. Are there any existing dwelling units on this property that will be removed if this

application is approved?

c. Are these units currently occupied by households earning under 40% of the

median income?

If yes, how many units?

b. Have any such dwelling units been present on the subject property in the past

12 months?

o YES   þ NO

o YES   þ NO

o YES   o NO

If yes, please provide a written statement outlining any efforts to be undertaken to assist those residents in obtaining

     alternative housing.

5. EXISTING CONDITIONS

101 East Vine Street, Suite 700   Lexington, KY 40507 / (859) 258-3160 Phone / (859) 258-3163 Fax / www.lexingtonky.gov

0.32 0.47

4. COMPREHENSIVE PLAN

a. Utilizing Placebuilder, what Place-Type is proposed for the subject site?

b. Utilizing Placebuilder, what Development Type is proposed for the subject site?

ENHANCED NEIGHBORHOOD

LOW DENSITY RESIEDENTIAL
If residential, provide the proposed density

6 .. URBAN SERVICES STATUS (Indicate whether existing, or how to be provide

 Roads:  LFUCG

 LFUCG  Storm Sewers:

 Refuse Collection:

 Sanity Sewers:  LFUCG

 LFUCG

 Utilities:  þ Electric  þ  Gas   þ Water   þ Phone   þ Cable



 
P. Branden Gross 

Lexington Office Managing Partner 

 

branden.gross@dentons.com 
D  +1 859 288 4632 

Dentons Bingham Greenebaum LLP 

300 West Vine Street 

Suite 1200 

Lexington, KY  40507 

United States 

 

dentons.com 

 

Rattagan Macchiavello Arocena  ► Jiménez de Aréchaga, Viana & Brause  ► Lee International ► Kensington Swan ► Bingham Greenebaum ► 

Cohen & Grigsby ► Sayarh & Menjra ► Larraín Rencoret ► Hamilton Harrison & Mathews ► Mardemootoo Balgobin ►HPRP ► Zain & Co. ► 

Delany Law ► Dinner Martin ► For more information on the firms that have come together to form Dentons, go to dentons.com/legacyfirms 
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August 2, 2021 

Urban County Planning Commission 

Division of Planning – Planning Services Section 

101 E Vine Street, Floor 7 

Lexington, KY 40507 

Re: Justification Letter – Lexington Home Ownership Commission II, Inc. 

309, 311and 315 Race Street (17028700, 16763550 and 15930700); and  

431 and 433 East Third Street (17170950 and 16508800) 

From:  Neighborhood Business (B-1) Zone 

To:  Planned Neighborhood Residential (R-3) Zone 

Proposed Place-Type: Enhanced Neighborhood 

Proposed Development Type: Low Density Residential 

 

Dear Members of the Planning Commission: 

 

We submit this justification letter for Lexington Home Ownership Commission II, Inc.’s 

(“Applicant”) application for a zone map amendment request for 309, 311and 315 Race Street and 

431 and 433 East Third Street from Neighborhood Business (B-1) Zone to Planned Neighborhood 

Residential (R-3) Zone. The Applicant is proposing to construct two new single family attached 

buildings on the property. As discussed below, the project meets numerous goals and objectives 

of the Comprehensive Plan, and further complies with relevant standards articulated in 

“Placebuilder” included as part of the Comprehensive Plan.  

The project will enhance an existing neighborhood with six new residential units. The 

property’s net acres is under 1/3 acres, consisting of five lots. The property is located at the corner 

of Race Street and East Third Street, within the East End Neighborhood (a/k/a William Wells 

Brown Neighborhood). The Applicant has unsuccessfully marketed the property for sale for the 

last few years. The project will consist of the consolidation of the five lots into one lot on which 

the Applicant will develop a Group Residential Project. The project will allow the development of 

two buildings with three units each (six new residential units) on vacant land. The property was 

last utilized as a package liquor store (which was demolished in 2013). The project will bring much 

needed residential development on underutilized land (Theme A, Goal 2, Objective a.; Theme E, 

Goal 1, Objective d.; Theme E, Goal 3). The project will expand housing choices for the 

neighborhood. The new housing-types will assist with the sustainability of the neighborhood 

(Theme A, Goal 1). 
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The expansion of housing in the neighborhood will help sustain the neighborhood-serving 

services that have developed over the recent years. The Lyric Theatre & Cultural Art Center went 

through an extensive renovation to provide a community and cultural arts center. Martine’s 

Pastries and Frank’s Donuts have opened new operations in commercial buildings on East Third 

Street. The Met is a mixed use development at the intersection of East Third Street and Midland 

Avenue, which includes residential units and retail spaces. The Charles Young Community Center 

& Park provides community based activities and open space for the neighborhood. The Artists’ 

Village is being developed as live/work space to house artists and weekend art fairs, live 

performances, art classes, and musical events. There are also a number of redevelopment project 

percolating for the commercial area on the 500 block of East Third Street. The expansion of 

housing will assist these neighborhood-serving services to be sustainable though attracting new 

residents and giving existing residents housing options.   

The development consists of two 2-story buildings with a total of 6 units, which will 

increase density in the defined Infill and Redevelopment Area (Theme A, Goal 1, Objective b.; 

Design Policy #8; Sustainability Policy #3). The project will provide the missing-middle housing 

type compatible in scale and form with other buildings in the neighborhood (Growth Policy #9).  

The Applicant is proposing rectangle units that are pushed and oriented to the streets that will 

complement the existing shotgun houses (Theme A, Goal 2, Objective b.). The Applicant plans to 

use alternating facades and elevations to distinguish each unit. The Applicant plans to provide new 

trees on the property, creating a walkable streetscape along Race and East Third Street (Theme A, 

Goal 3, Objective d.; Restoration Policy #1; Connectivity Policy #3). The parking will be shielded 

from East Third Street by the building facing said street (Design Policy #7). The Comprehensive 

Plan recognizes that all new apartments create a “downward pressure on rents,” and therefore, they 

assist with providing more affordable housing across the city (Equity Policy #1). The Applicant 

anticipates utilizing a local building company for the construction of the project (Prosperity Policy 

#1). This project will provided additional housing choices, while blending into the existing 

neighborhood. 

The Applicant is working on architectural renderings for the buildings. The Applicant 

anticipates the architectural designs to be similar to the multi-family structures they built on Glen 

Arvin Avenue (Theme A, Goal 2, Objective b.; Density Policy #2). The Applicant plans to use 

alternating facades and elevations to distinguish each unit. The Applicant anticipates to have 

architectural renderings for the building prepared during the application process. The project will 

comply with the multi-family design standards, as discussed below (Design Policy #3). The 

Applicant intends for the design of the buildings to enhance the streetscape.      

There are already pedestrian connections at the property through sidewalks and bicycle 

lanes, allowing the residents to reach the many amenities in the area, including, community 

centers, parks and entertainment destinations (Theme A, Goal 3, Objective b.; Theme D, Goal 1, 

Objective a.; Theme D, Goal 1, Objective b.; Sustainability Policy #2; Design Policy #5; 

Sustainability Policy #4; Livability Policy #7; Connectivity Policy #3). A bus route and stop is 

located one block from the property. This multi-modal network is an efficient transportation 
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system that provides viable options for all users. The Applicant anticipates private open space as 

shown on the plan, which will include porches and patios for the residents. In addition, there are 

already open spaces designed to fit the needs of the neighborhood, with access to Legacy Trail and 

Town Branch Commons to reach the nearby neighborhood-serving commercial/employment uses, 

including music, restaurants and entertainment, along with community centers and parks (Theme 

C, Goal 2, Objective d.; Livability Policy #6; Protection Policy #8). The Charles Young Park and 

Murphy Memorial Arts Garden is within walking distance of the property. The residents will have 

ample multi-modal connections to these open spaces and neighborhood-serving amenities. 

The property is located within the East End Small Area Plan (“SAP”). The SAP was 

developed to steer neighborhood revitalization and redevelopment while also improving the 

amenities for the existing neighborhoods. At the time that the SAP was developed, the property 

was used as a liquor package store. The possibility that that building would be removed was not 

considered.  The land use recommendations in the small area plans are to help guide development, 

and the implementation strategies are important to fulfill the goals and objectives in the plan.  The 

conceptual plans in the SAP recommended that the land be used as mixed-use, but the plan does 

not mandate that those are the only uses available for the land. The project make the area more 

sustainable and livable for residents. The project will activate the street by pushing and orienting 

the buildings to the street. Each unit will also have pedestrian access to the streets. The buildings 

are closer in size to the demolished building that single family buildings in the area. This project 

meets goals and objectives of the SAP.    

In conclusion, the project meets numerous goals and objectives of the Comprehensive Plan, 

and the map amendment request is in agreement with the Comprehensive Plan. 

DEVELOPMENT CRITERIA / THE PLACEBUILDER 

In consultation with planning staff, we submit that the project could be evaluated as the 

Enhanced Neighborhood classified as Low Density Residential. The R-3 Zone is a suitable zone 

for an Enhanced Neighborhood. Attached hereto is a color-coded reflection of how we have 

addressed the design criteria listed in that Placebuilder category.  Items highlighted in green are 

represented graphically on our preliminary development plan, items in yellow are addressed in this 

letter, and items highlighted in orange we do not believe are applicable to our proposal.   

 

Standards That Are Applicable 

 

SITE DESIGN, BUILDING FORM, & LOCATION 

 

A-DS5-3 We are proposing rectangle units that are pushed and oriented to the streets that will 

complement the existing shotgun houses. Each building will orient to a different street. We have 

proposed the driveway along Race Street to minimize interactions between the driveway and multi-

modal connections along East Third Street. 
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A-DS7-1 The parking will be located behind the building oriented to East Third Street to 

retain the streetscape along that roadway. We are proposing rectangle units that are pushed and 

oriented to the streets that will complement the existing shotgun houses, which limits the possible 

locations for parking. We anticipate vegetative screening between the parking lot and Race Street.  

We have proposed the driveway along Race Street to minimize interactions between the driveway 

and multi-modal connections along East Third Street.   

A-DS7-2 The parking will be located behind the building oriented to East Third Street to 

retain the streetscape along that roadway. We are proposing rectangle units that are pushed and 

oriented to the streets that will complement the existing shotgun houses, which limits the possible 

locations for parking. We anticipate vegetative screening between the parking lot and Race Street.  

We have proposed the driveway along Race Street to minimize interactions between the driveway 

and multi-modal connections along East Third Street. 

A-DS10-1 The project is within walking distance of The Lyric Theatre & Cultural Art Center, 

Charles Young Community Center & Park,  The Met, The Artists’ Village and Murphy Memorial 

Arts Garden. 

A-DN2-1 This is an infill and redevelopment project that will increase density.   

A-DN6-1 The project consists of two buildings with three units each. 

B-SU11-1 We are not proposing green infrastructure. 

D-PL7-1 We have spoken with a number of stakeholders, including, Community Ventures 

Corporation and owners of commercial properties in the area. We also held a public meeting for 

neighbors at the Charles Young Community Center.  

E-GR9-3 We are proposing multi-family residences.   

E-GR9-4 The project is using underutilized and vacant property.   

 

TRANSPORTATION & PEDESTRIAN CONNECTIVITY 

 

A-DS1-2 There are existing sidewalk along Race Street to access a transit route. 

A-DS4-1 There is already connected multi-modal network to adjacent neighborhoods (East 

End), greenspaces (Charles Young Park and Murphy Memorial Arts Garden), developments (The 

Met) and complementary uses (The Lyric Theatre & Cultural Art Center). 

A-DS5-1 There are currently adequate multi-modal infrastructure to ensure vehicular 

separation from other modes of transport on the site.   

A-DS5-2 The building are pushed and oriented to the streets. We anticipate trees to enhance 

the streetscape. 

 

GREENSPACE & ENVIRONMENTAL HEALTH 

 

B-PR7-2 Street trees will be provided along with trees between the buildings. 

B-PR7-3 The street trees and trees between the buildings will increase the tree canopy. An 

existing tree canopy is provided by the existing trees along the fence row. 

B-RE1-1 We are anticipating new trees along East Third and Race Streets. 
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Standards Not Applicable 

 

SITE DESIGN, BUILDING FORM, & LOCATION 

 

A-DS11-1 We are not proposing any common public uses. 

A-EQ7-1 No schools are proposed for site. 

B-PR9-1 There are no environmentally sensitive areas at the property. 

B-SU11-1 We are not proposing green infrastructure. 

C-LI6-2 We are not proposing ADUs; this is a multi-family project. 

C-LI7-1 This is a small development that is fully focused on residential. 

C-PS10-2 There is no availability for shared or flexible parking. We are proposing the 

maximum parking spaces (nine) allowed for the project. Our experience is that each unit would 

prefer two parking spaces (or 12 total). Our project will have three less parking spaces than the 

market prefers. 

C-PS10-3 The project is not overparked.  We are proposing the maximum parking spaces 

(nine) allowed for the project. Our experience is that each unit would prefer two parking spaces 

(or 12 total). Our project will have three less parking spaces than the market prefers. 

D-PL9-1 There are no existing structures. 

D-SP1-1 There are no proposed schools.  

D-SP1-2 There are no proposed schools.  

D-SP3-1 There are already adequate rights-of-way and easements at the property. 

D-SP3-2 There are no proposed cellular tower antennae. 

S-SP9-1 These units are 2-story, with bedrooms located on the second floor. We are not 

proposing to designate these units for senior adults or people with disabilities. 

E-GR4-1 There are no existing structures. 

E-GR5-1 There are no existing structures. 

E-GR9-1 The project is too small to incorporate live/work units. 

 

TRANSPORTATION & PEDESTRIAN CONNECTIVITY 

 

A-DS1-1 There is no transit route at this property. 

A-DS10-2 We are not proposing any new focal points. This is a small project. 

A-DS13-1 We are not proposing any stub streets. 

B-SU4-1 There are greenspace/community centers within walking distance of the property: 

Charles Young Community Center & Park, Murphy Memorial Arts Garden, and The Lyric Theatre 

& Cultural Art Center. 

D-CO1-1 We are not proposing new right-of-way or multimodal facilities. 

D-CO2-1 We are not proposing new multi-modal connections. We have proposed the 

driveway along Race Street to minimize interactions between the driveway and multi-modal 

connections along East Third Street. 
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D-CO2-2 We are not proposing new multi-modal connections. We have proposed the 

driveway along Race Street to minimize interactions between the driveway and multi-modal 

connections along East Third Street. 

D-CO4-1 We are not proposing new streets. 

D-CO4-2 We are not proposing new streets. 

D-CO4-3 We are not proposing new streets. 

D-CO5-1 We are not proposing new streets. 

D-SP1-3 There are currently adequate multi-modal infrastructure. 

 

GREENSPACE & ENVIRONMENTAL HEALTH 

 

A-DS4-3 There are no key natural features at this site. 

A-EQ7-3 We are not proposing community open space. 

B-PR2-1 There is no environmentally sensitive areas within or adjacent to the proposed 

development site. 

B-PR2-2 There is no floodplain at this property. 

B-PR2-3 There is no floodplain at this property. 

B-PR7-1 There are existing multi-modal connections to parks and greenways networks. 

B-RE2-1 We are not proposing green infrastructure. 

D-SP2-1 There is no proposed school. 

D-SP2-2 There is no proposed school. 

E-GR3-1 There are existing connections to the existing greenway networks.  

E-GR3-2 No new focal points are proposed. 

 

Multi-Family Design Standards 

 

This is a multi-family project in the defined Infill and Redevelopment Area. This site is 

less than 1/3 acre. It is a small project. We are supplementing our discussion of Placebuilder 

Criteria A-DS3-1 above to include the multi-family design standards set forth below. 

 

Site Planning 

 

SP.1 The site consists of two road frontages, and each building with orient to a road. We 

anticipate a 6’ fence separating the project from the adjacent residential lots.  

SP.2 We are planning for each ground level unit to have a front and rear entry onto a 

porch or patio. 

SP.3 Each front entry will be prominent, visible and accessible from the street. 

SP.4 We are proposing rectangle units that are pushed and oriented to the streets that will 

complement the existing shotgun houses. Each building will orient to a different street.   

SP.5 Each unit will connect to the existing pedestrian network. 

SP.6 There are no proposed indoor or outdoor common areas. There are public 

community centers and open space within walking distance. 
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SP.7 The parking will be located behind the building oriented to East Third Street to 

retain the streetscape along that roadway. We are proposing rectangle units that are pushed and 

oriented to the streets that will complement the existing shotgun houses, which limits the possible 

locations for parking. We anticipate vegetative screening between the parking lot and Race Street.  

We have proposed the driveway along Race Street to minimize interactions between the driveway 

and multi-modal connections along East Third Street   

SP.8 Given the small size of the lot, there is no room to break up the parking lot into 

smaller lots.  

SP.9  The location of the porches and patios will provide direct access and views to open 

space. Given the small area for the project, we are primarily relying upon the various open space 

within walking distance. 

SP.10 There are already connections at the neighborhood through streets, sidewalks and 

bicycle lanes. 

SP.11 We are not proposing any improvements to streets or blocks. There are already 

pedestrian connections at the neighborhood through streets, sidewalks and bicycle lanes. 

SP.12 East Third and Race Street are already improved. We are not proposing any traffic 

calming measures. 

SP.13 There are already pedestrian connections at the neighborhood through streets, 

sidewalks and bicycle lanes. 

SP.14 There are already pedestrian connections at the neighborhood through streets, 

sidewalks and bicycle lanes to public trails and parks in the area. We anticipate trees and plants to 

improve the streetscape.  

SP.15 We have parking lot lighting for safety and avoidance of the negative impact on 

surrounding buildings. 

SP.16 We are anticipating accessibility from the streets to the entries of the units.     

SP.17 We are not adding any new streets. 

 

Open Space & Landscaping 

 

OS.1 We are planning for each unit to have a porch and patio. Given the small area for 

the project, we are primarily relying upon the various open space within walking distance. 

OS.2 Given the small area for the project, we are not proposing a central common open 

space.  We are primarily relying upon the various open space within walking distance.   

OS.3 We are planning for each unit to have a porch and patio. 

OS.4 We are relying upon design to distinguish between spaces. We anticipate vegetative 

screening between the parking lot and Race Street. 

OS.5 We anticipate vegetative screening and landscaping around the parking lot. 

OS.6 The anticipated 6’ fence, vegetative screening, will buffer the parking lot and 

adjacent neighborhoods. 

OS.7 Given the small size of the site and location of the utilities, we are not able to use 

berms. We are anticipating fencing. 

OS.8 We are evaluating the necessity and location of detention areas. 



 Urban County Planning Commission 

August 2, 2021 

Page 8 

dentons.com 

 
 

21647723.v1 

21652409.v1 

OS.9 We are proposing a pathfrom each unit and the parking lot to access the public 

sidewalks. 

OS.10 We are not proposing any new streets.   

OS.11 We are not proposing any internal streets.   

OS.12 We are not ready to design the landscaping or lighting beyond what is shown on 

the plan.   

OS.13 Our lighting design will avoid spillage and glare on private spaces.   

 

 

Architectural Design 

 

AD.1 We are proposing two buildings for the site, and we are preparing architectural 

plans. We intend to vary the facades and roof elevations. 

AD.2 We are proposing two 2-story buildings. The surrounding houses are 1 to 1 ½ story. 

We are proposing rectangle units that are pushed and oriented to the streets that will complement 

the existing shotgun house design along Race Street. 

AD.3 We have not had architectural plans prepared at this time, but we are proposing 

paths, trees, landscaping and green infrastructure along the streets that will break up the building.    

AD.4 We have not had architectural plans prepared at this time, but we plan to maximize 

windows and views for the units. 

AD.5 Given the location and size of the building, we do not plan to have large areas of 

blank wall facing the streets. We are proposing alternating façade materials and roof elevations. 

We are planning for each unit to have a porch and patio. 

AD.6 We have not had architectural plans prepared at this time, but we are planning for 

each unit to have a porch and patio. We also anticipate alternating façade materials and roof 

elevations. 

AD.7 We have not had architectural plans prepared at this time. We anticipate alternating 

façade materials and roof elevation. 

AD.8 We have not had architectural plans prepared at this time. we are planning for each 

unit to have a porch and patio. We also anticipate alternating façade materials and roof elevations. 

AD.9 We have not had architectural plans prepared at this time. There will be significant 

distance between the buildings. 

 

 

 
cc: Lexington Home Ownership Commission II, Inc. 

            Barrett Partners, Inc. 

           







DISCLAIMER: Plans are subject to change. Visit the Accela Citizen Portal (lexingtonky.gov/plans) or contact Planning for the latest information.

Status
Public Engagement
Pre-Application Meeting
Application Review 
Planning Staff Review 
Technical Review Committee
Zoning/Subdivision Committee Meetings
Planning Commission Hearing 
Urban County Council Meeting

• The applicant has not indicated that they have 
conducted public engagement.

Public Engagement 

Acreage: 
0.32 net (0.47 gross) acres
Current Zoning: 
Neighborhood Business (B-1) zone

Proposed Zoning: 
Planned Neighborhood Residential (R-3) zone

Place-Type / Development Type: 
Enhanced Neighborhood / 
Low Density Residential 
For more information about the Enhanced Neighborhood Place-
Type see Imagine Lexington pages 327-328. For more information 
on Low Density Residential Development Type see page 271. 

Description: 
The applicant is seeking to rezoning the 
properties to allow for the construction of six 
(6) attached single family residential dwelling 
units (townhomes) and associated parking. 

Application Details

LEXINGTON HOME OWNERSHIP
300 West New Circle Road
Lexington, KY 40505
branden.gross@dentons.com

Applicant/Owner

LEXINGTON HOME OWNERSHIP 
(PLN-MAR-21-00010)
309, 311 & 315 RACE STREET
431 & 433 EAST THIRD STREET

Townhouses constructed on vacant 
parcels.

UPDATED  08.17.2021
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