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REZ2021-00039 
Green City Partners, LLC 
Staff Report for Planning Commission Public Hearing 
Prepared September 1, 2021 

 
This report is prepared by the Henrico County Planning Staff to provide information to the Planning 
Commission and the Board of Supervisors to assist them in making a decision on this application.  
It may also be useful to others interested in this zoning matter. 

 
I. PUBLIC HEARINGS: 
 
Planning Commission: September 9, 2021 

 
Pending 
 

 
II. IDENTIFICATION AND LOCATIONAL INFORMATION: 
 
Requested Zoning: UMUC Urban Mixed-Use District (Conditional) 
  
Existing Zoning: A-1 Agricultural District, R-2 One-Family Residence District, 

O-3C Office District (Conditional), M-1 Light Industrial District, 
M-1C Light Industrial District (Conditional) and PMD Planned 
Industrial District 

  
Acreage: 204.20 acres 
 
Proposed Use: 
 

 
Urban Mixed-Use  

Location: Generally between E. Parham Road and the southeast line of 
Scott Road and between Scott Road and Interstate 295. 

  
Magisterial District:  Fairfield 
  
2026 Comprehensive 
Plan Recommendation: 

 
Urban Mixed-Use (UMU) and Environmental Protection Area 
(EPA) 

  
Parcel No:    787-760-9582, 788-762-3171, 789-762-3970, 788-760-3976, and 

787-758-3213 
   
Zoning of Surrounding   
Properties: 

 
North:   

 
Interstate 295, R-2 One-Family Residence District 

                South:   PMD Planned Industrial District, R-2C One-Family 
Residence District (Conditional), 
R-2 One-Family Residence District 

 East: O/SC Office Service District (Conditional), O-2C 
Office District (Conditional) 

 
 
 
Staff Contact: 

West:  
 
 
Ben Sehl 
  

R-2 One-Family Residence District, A-1 Agricultural 
District 
 
(501-5226) 
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 III. SUMMARY OF STAFF REPORT COMMENTS: 
 
The applicant is proposing to conditionally rezone 204.20 acres from A-1, R-2, O-3C, M-1, M-1C, 
and PMD to UMUC, Urban Mixed-Use District (Conditional).  The property consists of two relatively 
distinct development areas, with the southern portion located between E. Parham Road and Scott 
Road and the northern portion between Scott Road and Interstate 295.  The applicant proposes to 
develop a mixed-use community with commercial uses, an arena, and up to 2,138 residential units. 
The 2026 Comprehensive Plan recommends Urban Mixed-Use and Environmental Protection Area 
for the subject site.   
 
The applicant has also submitted companion case PUP2021-00017, which is a provisional use 
permit request to allow certain uses and design variations within the proposed development.  
Approval of the subject rezoning is required before consideration of the PUP application. 
 
Development of this parcel with adherence to the proffered GreenCity UMU Master Plan submitted 
by the applicant would be consistent with the 2026 Comprehensive Plan’s Urban Mixed-Use 
designation for the site.  The proposed use would also be compatible with surrounding properties 
and would contribute to other 2026 Plan goals related to economic growth.    
 
This request is in keeping with other UMU developments in the county and has many positive aspects 
that support the county’s goals for mixed-use development, including the use of structured parking, 
enhanced pedestrian facilities utilizing street trees and sidewalks, and applying coordinated design 
guidelines.  The development would also support the county’s focus on redevelopment by renovating 
an existing office building in an environmentally-focused manner.  For these reasons, staff supports 
this request pending final comments on the traffic impact analysis.   
 
A community meeting was held August 18, 2021, with attendees able to participate in-person and 
virtually.  At that meeting development of the site was generally supported, although concerns were 
raised regarding impacts, including impacts from larger events at the planned arena. The applicant 
has created a website, www.greencityva.com, to provide information to the community.  
 
IV. LAND USE ANALYSIS AND IMPLICATIONS: 
 
The 204-acre site consists of the Henrico County-owned Best Products property, as well as adjacent 
property known as the Scott Farm. The Best Products portion of the site, consisting of approximately 
93 acres and generally located on the north line of E. Parham Road, is zoned M-1, PMD, and O-3C.  
The property is developed with approximately 305,000 square feet of office space and associated 
parking and amenities, which was originally constructed as the corporate headquarters for Best 
Products and later used by Circuit City and Bank of America.  The remainder of the site, located to 
the north of the Best Products property, is zoned a mixture of M-1C, R-2, and A-1.  This portion of 
the property includes frontage on the north and south lines of Scott Road, which provides access to 
the west where a number of single-family homes are located and where a bridge over Interstate 95 
connects to Brook Road.  To the east, Scott Road connects to Magnolia Farm Road and the Park 
Central and Windsor Business Park office/service developments.  The future extension of Magellan 
Parkway, which will also cross Interstate 95 and provide enhanced access to the area from Brook 
Road, would be in the same area as Scott Road on the subject site and would ultimately replace that 
roadway.   
 
The applicant proposes to remodel the existing Best Products buildings and develop new office, 
retail, service, and residential uses.  A 17,000-seat arena would also be constructed.   The submitted 
GreenCity UMU Master Plan indicates the applicant intends to develop the site with environmentally 
friendly design, including enhanced greenspace, pedestrian-focused streets, and green 
infrastructure such as solar power generation, and on-site composting and waste-reduction 
strategies.  A number of the proposed uses, such as the anticipated office space, are already 

http://www.greencityva.com/
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permitted by the site’s existing office and industrial zoning districts.  Other commercial and residential 
uses are not allowed by the existing zoning, and the applicant proposes to create a mixed-use 
community that supports the site’s 2026 Comprehensive Plan recommendation of Urban Mixed-Use 
(UMU).  This UMU designation was placed on the property as part of the 2026 Comprehensive Plan 
update in recognition of the property’s central location and ability to serve increased density due to 
existing public facilities in the area, including its proximity to major transportation corridors such as 
Interstates 95 and 295 and U.S. Routes 1 (Brook Road) and 301 (Chamberlayne Road).  Access to 
the property would be provided via E. Parham Road and the future Magellan Parkway, with no direct 
access shown to the residential portion of Scott Road located to the west of the site.   
 
Development of the site would be regulated by the proffered GreenCity UMU Master Plan Book, 
which is attached.  This master plan book provides standards for future development, as well as 
the redevelopment of the Best Products building.  The master plan book includes items such as 
required streetscape standards, building setbacks, block and street alignments, open space 
requirements, and architectural guidelines for future uses.  Similar to other UMU developments in 
the county, this master plan book would be used to review future development plans and would 
essentially serve as the zoning requirements for the property upon rezoning of the site.   
 
The master plan book provides details that support the goals for mixed-use development outlined 
in the 2026 Comprehensive Plan, including the following keystone policy ideas: 
 

• Large tract of land able to be developed under a master plan 
• Development of an overall architectural theme 
• Incorporation of public open spaces, including informal passive spaces and formal or 

active open spaces such as plazas 
• Encouraging pedestrian orientation as the emphasis of mixed-use development, including 

the promotion of structured parking to preserve land area 
 
Plans included in the master plan book illustrate the creation of new public and private roads that 
would form a block system for new buildings on the property.  This includes the extension of St. 
Charles Road through the site to create a north-south connection between E. Parham Road and 
the future Magellan Parkway.  The southern portion of the site would contain Land Bays A-D as 
shown on Page 47 of the master plan book.  These land bays would contain all of the 
nonresidential square footage proposed within GreenCity, including the proposed multi-purpose 
arena, which would be located in Land Bay A.  Other uses in Land Bay A would consist of: 
 

• 200,000 square feet of retail/commercial space; 
• 955,000 square feet of office space; 
• 430,000 square feet of hotel and conference space; and, 
• 1,095 multifamily residential units.   

 
Land Bay B consists of the area surrounding the existing Best Products building, which would be 
redeveloped with renovations intended to qualify for the “Living Building Challenge.” This 
challenge is intended to create buildings that are “self-sufficient and remain within the resource 
limits of their site.” Additional office space, totaling approximately one million square feet when 
combined with the Best Products building, are also proposed.   
 
Land Bays C and D would be residential in nature and would consist of approximately 350 
residential units with a mixture of townhouses and 2 over 2 condominium buildings.  Outside of 
the existing Best Products building, these land bays are closest to existing homes along Scott 
Road west of the site, meaning careful consideration must be given to how the proposed 
development would interact with adjacent properties and existing residences.  The UMU 
ordinance requires a landscaped buffer a minimum of 35’ adjacent to less intense zoning districts.   
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North of the proposed Magellan Parkway would be Land Bays E and F, which would also be 
residential in nature.  Approximately 700 residential units are proposed in these land bays and 
would include a mixture of 2 over 2 condominiums, townhouses, attached villas, and single-family 
detached dwellings.   
 
Vehicular and pedestrian access would be provided by a variety of street types that would include 
enhanced pedestrian accommodations consistent with the requirements of the Urban Mixed-use 
District.  This includes sidewalks on both sides of all streets and areas for features such as outside 
dining.  Three access points are proposed along E. Parham Road, including the site’s existing 
entrance to the Best Products Building.  An extension of St. Charles Road would cross E. Parham 
and serve as the site’s main spine road, which would help create a series of blocks within the 
commercial portion of the development.  These blocks would include a mixture of uses, as well 
as structured parking.  Final transportation improvements for the site’s E. Parham Road frontage 
have not been determined, although the applicant is working with the Department of Public Works 
(DPW) and Virginia Department of Transportation (VDOT) to finalize the required traffic impact 
analysis and roadway improvements.   
 
Along the site’s planned Magellan Parkway frontage, three entrances would be provided for the 
area north of the new roadway, with two access points to the south.  The northern entrances 
would provide access to Land Bays E and F, with a roadway connecting the two land bays north 
of a significant environmental feature.  The two southern Magellan access points would include 
the main spine road, as well as a roadway that would run the length of the site’s eastern property 
line.  This roadway would provide alternative access to the various uses and parking structures 
located within Land Bay A, the main “Village Center.” 
 
Throughout the land bays would be a series of parks connected by various greenways and 
pedestrian paths, comprising approximately 40 acres of the subject site.  Many of these parks 
would consist of environmentally sensitive areas that would be preserved and enhanced to allow 
public access throughout the community.  Features such as a forest walk, urban agriculture, 
fitness parks, and botanical gardens are proposed.  The areas would be dispersed throughout 
the development, allowing access for residents throughout the community.   
 
In addition to the master plan book, development would be regulated by the companion 
provisional use permit application (PUP2021-00017), which would allow the modification of 
certain design standards, such as the maximum square footage for a single retail user, as well as 
an increase in the maximum number of for-lease residential units, increased building height, and 
certain uses not permitted by-right in the UMU District.  Analysis of the PUP requests can be 
found in the companion staff report.   
 
The proffered maximum density of 2,138 residential units (10.5 units/acre overall), redevelopment 
of the site’s existing office building, and addition of new commercial uses and a multi-purpose 
arena will impact public facilities in the area; however, the site’s existing zoning and 2026 
Comprehensive Plan designation means public facility impacts have been considered as part of 
ongoing planning efforts in recent years.  This includes the planned Magellan Parkway extension 
over I-95 and various other facility planning exercises.   Because the provision of adequate public 
facilities is a central goal for mixed-use development in the 2026 Plan, the applicant has also 
submitted the required Development Impact Analyses, including the fiscal impact statement 
referenced in the Department of Finance comments in Section VI.   
 
As previously noted, the required traffic impact analysis (TIA) has been provided and is under 
review by DPW and VDOT.  Preliminary analysis of the TIA indicates a number of improvements 
would be necessary along the site’s E. Parham Road frontage, including the installation of various 
traffic signals and additional turn lanes at different locations.  A number of internal intersection 
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improvements would also be required.  Once finalized, staff recommends all findings of the TIA 
be incorporated into the proffered commitments for development of the site.    
 
Potential water system and sanitary sewer impacts have also been analyzed, with indications the 
development can be accommodated by existing infrastructure, provided the proper sewer shed 
boundaries are established in concert with the Department of Public Utilities.  Necessary 
upgrades would be provided by the developer.      
 
With regards to impacts on public school facilities, Henrico County Public Schools has indicated 
that cumulative development in the area, including the ultimate buildout of this request, can be 
accommodated by existing schools or through targeted or comprehensive redistricting.   
 
Based on agency review of the various impact statements, as well as the Department of 
Planning’s review of the submitted proffers and master plan book, staff believes this request would 
support the goals of the 2026 Comprehensive Plan related to economic growth and mixed-use 
development, and the proffered master plan book largely addresses key policies for such 
development in the county.   
 
While the overall development plan would be in keeping with the 2026 Comprehensive Plan, staff 
notes the applicant will need to mitigate potential impacts from the site, especially related impacts 
on the local transportation system. For this reason, the applicant is encouraged to incorporate the 
findings of the traffic impact analysis referenced above into their proffer statement.  Necessary 
improvements, including right-of-way dedication, should be proffered and consistent with the 
recommendations of the TIA.  Commitments regarding the submission and approval of traffic 
management plans for large events at the proposed arena should also be provided.   
 
In addition, staff believes future residential development and the major infrastructure 
improvements planned as part of the extension of Magellan Parkway may result in additional 
demand for nonresidential uses in the northern portion of the site.  The applicant is encouraged 
to continue to provide for flexibility for future uses in this area, which is possible with the submitted 
conversion chart that allows commercial uses to shift should there be demand.  Flexibility 
regarding future connections to other properties are also encouraged, especially for adjacent 
properties that may redevelop in the future.  For this reason, the applicant is encouraged to ensure 
future connectivity is not precluded as part of their detailed development plans.   
 
Finally, various land bays, most notably Land Bays C and D, are directly adjacent to residential 
and agricultural properties.  The UMU District requires a 35’ buffer unless otherwise approved, 
and the master plan book indicates this distance may not be provided in certain areas.  The 
applicant is encouraged to note the code requirement for this area and ensure the required buffer 
or suitable landscaping can be accommodated as part of future development plans.   
 
It should be noted that GreenCity will require the creation and approval of a development 
agreement between the applicant and Henrico County.  The agreement must be approved as part 
of the sale of the Best Products property, and a number of specific development requirements 
may be addressed as part of that agreement, rather than as proffered conditions.   
 
Development of the site for a mixture of residential and nonresidential uses would be consistent 
with the land use recommendations and goals, policies, and objectives of the 2026 
Comprehensive Plan, and the inclusion of an arena in the development plan for the property would 
provide added services for the community. The submitted GreenCity UMU Master Plan 
demonstrates consistency with the requirements and goals of the county’s Urban Mixed-use 
District and indicates development of the site would be in keeping with other UMU developments 
in the county.   
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Development consistent with the proffered master plan book would allow the creation of 
pedestrian-friendly streets, neighborhoods connected to services and employment centers, and 
a series of parks that would serve the new community and nearby areas.  For these reasons staff 
supports this request, provided the applicant commits to the transportation improvements 
recommended by the traffic impact analysis.       
 
V. COMPREHENSIVE PLAN ANALYSIS: 
 
2026 Comprehensive Plan Recommendation: 
The 2026 Comprehensive Plan recommends Urban Mixed-Use (UMU) and Environmental 
Protection Area (EPA) for the subject parcel. This request is consistent with this recommendation.   
 
Vision, Goals, Objectives, and Policies: 
This request is most consistent with the following goals, objectives, and policies of the 2026 
Comprehensive Plan.  
 

• Land Use & Community Character Objective 3:  Encourage new growth and development 
that takes into account location and availability of infrastructure and services. 

• Land Use & Community Character Objective 8:  Encourage diverse mixtures and forms of 
development to support the economic tax base of the county.   

• Land Use & Community Character Objective 16:  The County will increase the quantity of 
housing units near employment centers. 

• Land Use & Community Character Objective 22:  The County will encourage 
complementary multi-family residential areas that enhance overall land use development 
through their proximity to an arterial roadway, shopping areas and primary service 
facilities. 

 
VI. PUBLIC SERVICE AND SITE CONSIDERATIONS: 
 
Major Thoroughfare and Transportation: 
A Traffic Impact Analysis (TIA) is being performed for the proposed development.  Comments will 
be made after reviewing the TIA. 
 
Virginia Department of Transportation: 
The Virginia Department of Transportation (VDOT) has reviewed the technical analysis with VHB 
and are in agreement that what they have provided is complete and accurate.  Please note that 
a full traffic impact analysis (TIA) report has not been submitted, and VDOT is not giving 
concurrence or a recommendation of approval for the TIA at large.  However, VDOT does concur 
that the technical analysis provided at this time is an accurate reflection of the proposed 
development given the parameters that have been set.  
 
Drainage:  
• All proposed improvements must comply with all applicable Public Works plan of development 

requirements. 
• The site is located within 50/10 detention area and must comply with applicable regulations. 
• The site must comply with applicable stormwater quality and quantity requirements.   
• No more than 50 residential lots are allowed upon a single access point. 
• No more than 82 residential units are allowed upon a single access point. 
• Traffic Engineering will determine if any right-of-way dedication or road improvements are 

required. 
• Based on information in the County’s GIS, there appears to be 100-year floodplain present on 

the site. 
• It appears there may be an SPA Stream and/or an RPA stream on the property. 
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• Based on GIS, Waters of the U.S. and/or hydric soils are present (indicating possible 
wetlands).  Corps of Engineers and DEQ permits may be required.  

• A County Capital Project (Magellan Parkway Extension) has been identified in this area.  
Development projects on this site must be consistent with the County Capital Project. 

 
Public Utilities Services: 
County water is located in Magnolia Farm Road, Scott Road and Best Plaza Drive. 
 
The site is served by the Western Branch Trunk Sewer located just south of East Parham Road 
and the Eastern Branch Trunk Sewer (Turner Run Trunk Sewer) located to the east of the site, 
near interstate 295.  These trunk sewers have been identified in the current Green City Master 
Plan.  The Department of Public Utilities (DPU) has analyzed the capacity of the existing 
downstream trunk sewers that serve this project.  Estimated sewer demands need to be properly 
allocated by the proposed sewer shed boundary shown in the Master Plan to each of the trunk 
sewers to ensure that the available capacity is not exceeded in either pipeline.  If capacity is 
exceeded in either pipeline, then that pipeline will require replacement with a larger pipeline. 
 
The Department of Public Utilities (DPU) recommends that the Developer consult with DPU 
engineers to establish a proposed sewer shed boundary location to ensure that the project’s 
sewer service area flows are directed each of the trunk sewers to ensure that capacity of the 
existing trunk sewers is not exceeded.  The developer will be required to make any needed 
improvements. 
 
Finance: 
The Department of Finance has reviewed the Fiscal Impact Analysis submitted with the Proposed 
GreenCity mixed use development. The analysis was submitted by the Green City Partners LLC 
dated August 4, 2021. The report accompanies the rezoning application for the GreenCity mixed 
use development. In reviewing the information provided in the fiscal impact analysis, the base 
assumptions for future revenue projections are sound with a few minor exceptions. I note areas 
that are worthy of mentioning in the analysis, but concerns are not significant enough to impact 
the overall viability of the development. 
 
The proposed GreenCity mixed use development is a large complex development with numerous 
direct and indirect benefits to Henrico County. The development is planned as an “eco-district” 
designed to the highest standards of sustainability and resilience as well as a commercial, 
entertainment and residential community. Currently there are no similar mixed-use developments 
with these characteristics in the Richmond Metropolitan Area. The development of an 
environmentally conscious district with proactive approaches to ecological concerns like the 
proposed GreenCity project can position the development and Henrico County as a unique 
destination in the region. Further, with the growing number of large corporations adopting policies 
and mission statements that address environmental concerns and awareness, the GreenCity 
development may become an attractive solution and desirable location for new business. 
 
According to the Fiscal Impact Analysis, the development is expected to include: 

• 1,125 Multi-Family for Rent Units 
• 150 Senior-restricted for Rent Units 
• 37 for Sale Single Family Dwellings 
• 411 for Sale Townhomes 
• 220 for Sale Villas 
• 358 for Sale Condos 
• 1,963,000 square feet of Office Space 
• 179,000 square feet of Retail/Restaurant 
• 30,000 square feet of Grocery Space 
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• 1 Limited Service 300 key Hotel 
• 1 Full Service 300 key Hotel 

 
Staff utilized the above project description to review and validate the contents of the Fiscal Impact 
Analysis. The chart included in the attachment to this memo provides additional direct 
comparisons of information in the fiscal impact analysis on assessed values and projected tax 
revenues to current data in Henrico County. Any discrepancies in data have been noted but 
determined minor. 
 
The Fiscal Impact Analysis notes the 2020 assessed value for the parcels being developed as 
$9,921,300 and the projected value after full development on December 31, 2054, as 
$2,557,288,262, a more than 25,000% increase in the value of the property. It is important to note 
the following from staff review: 
 

• The assessed values used in the Fiscal Impact Analysis were 2020 values and do not 
reflect updated values for 2021. 

• The Fiscal Impact Analysis utilized the incorrect total assessment value for parcel 
#788-762-3171. The error increased the amount of the total assessment in the base 
year but was not material to the final projected assessed value of the parcel. 

• The assessed value of parcel 787-758-3213 is excluded from the fiscal impact analysis 
because the property is currently owned by the County and tax exempt. This omission 
was not material to the final projected assessed value of the parcel. 

 
A significant benefit of the GreenCity development is the nearly 2 million square feet of class A 
office space which will be constructed to the highest sustainability standards and increase Henrico 
County’s class A office space by 16.26%. Green City will be the first eco-district development 
within Henrico and the office space will be sought out by companies locally as well as nationally. 
 
It is important to note that the Fiscal Impact Analysis does not estimate costs to the County 
associated with this development. However, staff believes that the largest cost would be for 
Henrico County Public Schools. Based on current local and regional trends, this type of 
development does not typically generate significant student yields, which will minimize the overall 
exposure to the County. Further, Meals Tax revenue is dedicated to Henrico County Public 
Schools and the GreenCity mixed used development will generate significant Meals Tax 
revenues, estimated at $92 million across 30 years, through the dedicated restaurant space that 
should be adequate to offset any realized cost to Henrico County Public Schools. 
 
While not specifically stated in the fiscal impact analysis, the assumption is that new incremental 
tax revenues generated on site will be used to pay for debt on the Arena. Finance staff has 
estimated the debt service requirements on the cost of the Arena estimated at $245 million per 
an article published by the Richmond Times Dispatch on December 2, 2020, and the estimated 
revenue in the fiscal impact is sufficient to meet debt service requirements. Any financing of the 
Arena will not be a liability of the County and the issuance of debt will be reviewed and analyzed 
by underwriters of the debt as well as the purchasers of the bonds at the time of sale. It should 
be noted that the Fiscal Impact Analysis includes transient occupancy (hotel/motel) tax revenues 
as an expected benefit to the county, which is pledged to the Greater Richmond Convention 
Center Authority, GRCCA. The use of these revenues as part of any future financing is possible 
as a subordinate pledge, however the funding cannot be allocated for GreenCity until after 
Henrico fully meets its commitment to GRCCA. It should be further noted that the Fiscal Impact 
Analysis references Special Assessment Taxes as a revenue source benefiting the County. This 
would be an incorrect statement as any special tax on assessed real estate would only be levied 
in the instance of the issuance debt as described above and dedicated solely for the purpose of 
paying debt service and not as an ongoing revenue source for Henrico County. 
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In closing, the GreenCity mixed use development will provide both direct and indirect benefits to 
Henrico County and the entire Richmond Region. The expected incremental increase to taxes in 
Henrico would be significant and the cultural impacts as discussed could amplify these expected 
increases. 
 
Overall, the GreenCity Development will have a positive fiscal impact for Henrico County. 
 
Schools: 
The plan is for an Urban Mixed-Use District.  There are 2,138 total residential units proposed.  
The residences will be in the following attendance zones: 
 

School Level School Name 2019 
Membership 

Functional 
Capacity 

Elementary Chamberlayne 324 440 
Middle Brookland 1,214 1,354 
High Hermitage 1,594 1,976 

 
This includes 1,095 multifamily units, 428 2/2 units which are considered condominiums, 422 
townhomes, 168 attached villas which are considered condominiums, and 25 single family 
residences.  Here are the yields by housing type as designated in the master plan: 
 

   

Student Yield Ratios Per 
100 Units 

Total Number of Students by 
Level* 

Master Plan 
Designation Unit Type Unit 

Count Elementary Middle High Elementary  Middle  High 

Studio/1 
Bedroom Apartment 548 8.2 3.6 6 44.94 19.73 32.88 

2+ Bedroom Apartment 547 24.5 11.3 12 134.02 61.81 65.64 
2 over 2 Condo 428 6.8 3 4.3 29.1 12.84 18.4 
Villas Condo 168 6.8 3 4.3 11.42 5.04 7.22 
Townhomes Townhomes 422 14.5 7.5 11.5 61.19 31.65 48.53 

Single family Single 
Family 25 28.1 16.9 21.7 7.03 4.23 5.43 

 Totals: 2,138 - - - 287.69 135.29 178.10 
 * At Development Buildout 

 
HCPS typically projects a development’s impact on school capacity using historical student yield 
data by development type and magisterial district.  Studio and one-bedroom apartment units in 
the Fairfield District, per 100 units would yield 8.2 elementary students,36 middle school students, 
and 6 high school students.  Units with two or more bedrooms generate 24.5 elementary, 11.3 
middle, and 12 high school students.  Furthermore, townhome units in the Fairfield District, per 
100 units would yield 14.5 elementary students, 7.5 middle school students, and 11.5 high school 
students.  Condos generate 6.8 elementary, 3 middle, and 4.3 high school students per 100 units. 
Finally, single family units generate 28.1, 16.9, and 21.7 students per 100 units.  However, this 
will be a mixed-use development, which generates substantially fewer students, especially in the 
multi-family units. For instance, The Flats at West Broad Village yields 9 students across all levels 
in 339 units, 5 elementary, 2 middle, and 2 high school students.  If this pattern continues, this 
development will yield fewer students than other multi-family developments.  HCPS’ planning 
office expects similar student generation rates for the development. 
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Based on September 30, 2019 membership and capacity figures shown above, Chamberlayne 
Elementary is currently at 73.6% of capacity.  The analyses shown above indicates the proposed 
development would potentially yield an additional 287.69 elementary students.  Although 
Chamberlayne is not currently in danger of being over capacity, this development at buildout could 
push it over 100% of capacity over the long term.  This development falls within the Brook Rd. 
development corridor, which hosts multiple proposed developments.  These developments will 
have a significant impact on schools over time.  The impact on elementary schools can be seen 
here: 

Brook Road Corridor Elementary Schools 

School Capacity 2019 
Enrollment 

Development's 
Potential 
Impact* 

Enrollment with 
Development's 

Impact 
Chamberlayne 440 324 369 693 
Greenwood 638 579 209 788 
Holladay 1,100 601 23 624 
Longdale 546 436 155 591 
Trevvett 548 517 75 592 
Proposed Fairfield 
Elementary 850 - - - 
Totals: 4,122 2,457 831 3,288 

* At Buildout 

Although Chamberlayne may be unable to support the addition of potential students on its own, 
the addition of the Proposed Fairfield Elementary school at River Mill will collectively bring them 
to 79.8% of capacity.  If the Proposed Fairfield Elementary school is approved, then the area 
elementary schools can support this development.    
 
Brookland Middle is currently at 89.7% of capacity.  The analyses shown above indicates the 
proposed development would potentially yield 135.29 additional middle school students.  Long 
term this project along with others in the area could push Brookland Middle to over 100% of 
capacity.  This development falls within the Brook Rd. development corridor, which hosts multiple 
proposed developments.  These developments will have a significant impact on schools over 
time.  The impact on middle schools can be seen here:  

Brook Road Corridor Middle Schools 

School Capacity 2019 
Enrollment 

Development's 
Potential Impact* 

Enrollment with 
Development's Impact 

Brookland 1,354 1,141 288.7 1,430 
Hungary Creek 986 989 116.8 1,106 
Moody 1,206 1109 11.1 1,120 
Wilder 982 832 60.4 892 
Totals: 4,528 4,071 477 4,548 

* At Buildout 
 
Green City could potentially put the area middle schools very close to capacity; however, there 
are several facets to consider.  Multi-family units in a mixed-use development typically generate 
far fewer students than other multi-family developments.  Also, 2019 was the final year of a 
targeted redistricting for Hungary Creek, which brought their enrollment down to 887 in 2020.  
Furthermore, Henrico Virtual Academy (HVA) will also be a source of relief for these schools. 
There are approximately 135 students from these schools attending HVA this school year. If these 
schools still exceed capacity, either a pocket or comprehensive redistricting could resolve 
capacity issues.    



REZ2021-00039  Page 11 

 
 
 
 
Hermitage High is currently at 80.7% of capacity.  The analyses shown above indicates the 
proposed development would potentially yield an additional 178.65 high school students.  Over 
the next five years, membership/capacity ratios for Hermitage High are stay under 95% of 
capacity. Long term, this project along with others in the area could push Hermitage to over 100% 
of capacity.  This development falls within the Brook Rd. development corridor, which hosts 
multiple proposed developments.  These developments will have a significant impact on schools 
over time.  The impact on high schools can be seen here:  
 

Brook Road Corridor High Schools 

School Capacity 2019 
Enrollment 

Development's 
Potential Impact* 

Enrollment with 
Development's Impact 

Glen Allen 1,850 1,978 151.6 2,130 
Henrico 1,884 1,444 77.4 1,521 
Hermitage 1,976 1,613 396.8 2,010 
Totals: 5,710 5,035 626 5,661 

 
Green City could potentially put the nearby high schools very close to capacity; however, there 
are several facets to consider.  Multi-family units in a mixed-use development typically generate 
far fewer students than other multi-family developments.  HVA will also be a source of relief for 
these schools. There are approximately 143 students from these schools attending HVA this 
school year. Furthermore, there will also be additional seats available through the expansion of 
HCPS’ Specialty and ACE Centers.  If these schools still exceed capacity, either a pocket or 
comprehensive redistricting could resolve capacity issues.    
 
Division of Fire: 
A comprehensive public safety plan is needed for the Arena, this plan shall be coordinated with 
Fire, Police, Emergency Management and any other applicable agencies needed to address the 
number of people attending events.  The public safety plan will be addressed during the POD 
process and be maintained and amended throughout the life of the building. Some residential 
access streets may require widths greater than 20’ in some areas due to the height of the buildings 
they will serve. In some cases, the roads will need to be increased to a minimum 24’ pavement 
width.  These widths will be addressed at the time of POD review Two points of access shall be 
maintained to the existing office complex throughout the development.  The existing second 
access off Scott Road is acceptable, provided that Scott Road remains open. 
 
Division of Police: 
Henrico Police and Fire are requesting a proffer that will require the applicant to provide a safety 
and security plan for the proposed arena. Any proffer language shall be mutually agreed upon 
between all necessary parties. This plan shall be coordinated with Fire, Police, Emergency 
Management and any other applicable agencies needed to address the facility and number of 
people attending events. The public safety plan shall be provided to the County at the time of 
submission of a plan of development (POD) and be maintained and amended throughout the life 
of the building. This plan shall also address any outdoor events that may occur outside the arena.
  
Libraries: 
This request falls in the service area of the North Park Branch Library.  The 15,000 square foot 
facility will be able to handle this request and will be able to meet the increased service demands.  
 



REZ2021-00039  Page 12 

Recreation and Parks: 
Staff Comments: The structures of architectural and historical significance, (043-0703) Best 
Corporation Building, and (043-0780) Eagle Sculptures are listed in the Virginia Department of 
Historic Resources surveys. 
 
The Best Products Corporate Headquarters was built in 1980. The architects were Hardy 
Holzman Pfeiffer Associates, New York City. In 1983, the architectural firm received an American 
Institute of Architects award for its work on the building. Flanking the entrance are two, twenty-
foot-tall, limestone eagles that once sat atop the Moderne 1939 Airlines Building in New York City. 
Best Products president, philanthropist and 20th century art collector, Sydney Lewis was able to 
procure the eagles, have them dismantled and shipped to Henrico. The Art Deco style is also 
reflected in the restored elevator cab acquired from the Rockefeller Center.  Best vacated the 
headquarters in 1997. The building was subsequently owned by Metropolitan Life Insurance 
Company and rented to several business, including Bank of America and Circuit City until its 
purchase by Henrico County in 2011. We would recommend preservation of the Best Corporation 
Building and the Eagle Sculptures. The parcel falls within the Civil War Battlefield area known as: 
(043-5108) Yellow Tavern Battlefield-for information only.   
 
Community Revitalization:  
No comments. 
 
Topography and Land Characteristics Adaptability: 
Outside of the noted environmental areas, there are no known topographic reasons why the site 
cannot be used as proposed. 
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Introduction 1

20-Minute Living
 

environments, retail and hospitality provide the opportunity 

play opportunities. It is a development plan that encourages 

Mixed-Use & Market-Driven 

The architecture and supporting street grid is designed to 

types. 

While visionary and transformative in its mission, the plan is also 

varying land uses and respond to ever-changing economic 
forces, styles, and uses. 

providing multiple means of entrance and egress. 

                                            is planned as an ‘eco-district’, designed 

It is a non-traditional development model that envisions a 
next-generation commercial, entertainment and residential 
community for the Richmond metro region. 

forest features. The GreenCity

The regulatory guidelines related to protecting the region’s 

these natural features as organizing elements for the plan and 

around the natural environment preserved and incorporated. 

open space plan. 

explore.  

             

This Master Plan was created to establish a development framework for both the public and private spaces to encourage and create an 
integrated community design.  This Master Plan is a guideline to be used as an implementation tool for the character and vision for the 

development.  Conceptual drawings and typical illustrations are used to depict GreenCity’s scope, scale and character, and used only to 
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10
 m

ile
s

5 
m

ile
s

I-295

I-295

Richmond

Short Pump

Airport

1 
m

ile

Richmond and convenient to regional shopping in the Short Pump 
area. 

Staples Mills Train Station is a 10-minute drive, and the Richmond 

Staples Mills Station

north

Location Map 2

I-9
5

Parham Rd



Green City Partners, LLC 7GreenCity  •  UMU Master Plan  •  Henrico County, VA

Scott Farm

I -
 9

5

Parh
am

 Road

I - 295

110.60 acres

BEST Products Plaza
93.60 acres

Boundary

Wooded Areas

Paved Areas 

Waterways

Structures

Proposed Magellan Parkway

Scott Farm

BEST Products Plaza

The BEST Products Plaza property, situated along Parham 

Henrico County in 2011. 

Of unique interest to the future development is a pair of eagles 

The remainder of the BEST Plaza property is primarily 

Scott Farm

and the Scott Farm property, approximates the relative high 

The Scott Farm parcels, primarily encompassing the northern 

Existing Conditions  3
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land that extends to the ocean. Separating these physiologic zones,

location of GreenCity, along this transitional zone, gives rise to gently 

communities.  

of trees. 

Preserving, connecting, revealing, and interpreting these natural

and impactful character of GreenCity. 

Blue Ridge Piedmont Plateau Coastal Plain

GreenCity

Fall Line

Allegheny 
Mountains

APPALACHIAN PLATEAUS

Mountains

Permanent Residents Migratory Birds

Existing Plants New Plants

Natural Resources  4
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Community Building 

• 
• 

spaces and services for daily needs

Health + Wellbeing

• 
• 

• 
community

Economic Development

• 

• 
• 

Connectivity

• 

• 

• 
leveraged community data

Living Infrastructure
• 
• 

Resource Restoration

• 

• 

GOALS
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 to limit their environmental impact, 
 to promote social cohesion, and 
 to develop economically. 

To achieve these goals, eco-districts are designed to reduce energy needs 
and save resources. They also focus on creating a socially and functionally 

lifestyles in a setting that respects the environment.

Sustainably-designed buildings with sustainably-designed infrastructure 
Buildings consume more energy than transportation. Buildings in eco-districts, 

Better water and waste management

maintain green spaces. Some eco-districts in Europe even use a pneumatic 

Social and functional diversity

reduced-rent units. They strive to cultivate a population that is socially, culturally, 

transport, in order to limit the use of individual vehicles. The infrastructure is 

everyday services, including larger shopping malls, schools, daycare centers, 
sports facilities, and even train stations and airports.

Urban biodiversity
Green and natural spaces are cultivated for the residents’ comfort and to 

Mobility in eco-districts

It is an ideal setting for the development of shared, clean, silent, electric-

residents, eco-districts often introduce electric car sharing services. 

will be developed based on proven eco-distirct principles. Its 
realization will provide both valuable systems for living today, as 

well as a proving ground for sustainable communities of the future. 
Goals & Principles

Eco-District 
Principles

Sustainability  5
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Application 

Sustainability  5

for performance and operational outcomes

others LEED Gold or Platinum.  

The chart at left summarizes GreenCity’s minimum 

USE QQUANTITY %% TOTAL ILFI USGBC WELL ENERGY WATER organic WASTE solid WASTE
% green % reuse % processed onsite % reduced

DDISTRICT / Neighborhood 204                 ac LEED-ND 50 50 100 50

renovation OOFFICE - BEST Products core 350,000          sf 5.62% LBC petal certified platinum certified 105 100 100
tenant platinum certified 105 100 100

OOFFICE core 1,525,000       sf 24.48% gold certified 50 50 100 50
tenant gold certified 50 50 100 50

mixed-use OOFFICE core 65,000            sf 1.04% gold certified 50 50 100 50
tenant gold certified 50 50 100 50

mixed-use RRETAIL core 135,000          sf 2.17% gold certified 50 50 100 50
tenant gold certified 50 50 100 50

mixed-use RRESTAURANT core 65,000            sf 1.04% gold certified 50 50 100 50
tenant gold certified 50 50 100 50

HHOTEL 430,000          sf 6.90% gold certified 50 50 100 50

AARENA 435,000          sf 6.98% LBC petal certified platinum certified 105 100 100

mixed-use RRESIDENTIAL 1,095,000       sf 17.58% LEED multi-fam certified 50 50 100 50

RRESIDENTIAL 2,130,200       sf 34.19% LEED - res 50 50 100 50

TTOTAL Uses 66,230,200         ssf 1100.00%

at grade PPARKING 600                 sp 6.67%

below grade PPARKING 1,680              sp 18.67%

structured PPARKING 6,720              sp 74.67%

TTOTAL Parking 99,,000000                            sspp 110000..0000%%

land use PPUBLIC OPEN SPACE 73.84              ac 36.12%

land use SSTREETS 26.64              ac 13.03%

land use DDEVELOPMENT PARCELS 103.96            ac 50.85%

TTOTAL Development 2204.44              ac 1100.00%

GreenCity minimum sustainability standards

% reuse
Use Quantity % Total ILFI USGBC WELL

% green
Energy Water

% processed onsite
organic Waste

% reduced
solid Waste

RESIDENTIAL 50

OFFICE 100
100

2 3 4 51

Represents goal vs required standard
Represents minimum green energy utilization goal vs required standard
Represents minimum water reuse goal vs required standard 
Represents minimum on-site organic waste processing goal vs standard
Represents minimum on-site solid waste reduction goal vs standard

1
2
3
4
5
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Standards

Sustainability  5

WELL BUILDING INSTITUTEUSGBC LEED LIVING BUILDING CHALLENGE

The Living Building Challenge

program that promotes the most advanced measurement of 

Performance areas

1. Place - focuses on creating a connected community that is 
more pedestrian focused, protecting and restoring existing 
nature, and encouraging a healthy level of density. 

2. Water

use of chemicals. 

3. Energy

4. Health and Happiness - indoor air quality, thermal comfort, 
visual comfort, and integration of nature in order to increase 
the quality of human health and productivity. 

5. Materials - focus on eliminating the use of construction 
materials that have adverse environmental, health, and social 
impacts. 

6. Equity

7. Beauty

construction, operations, and maintenance. LEED is a 

a guideline and assessment mechanism. LEED rating systems 

regenerative and restorative strategies, maximize the positive 
and minimize the negative environmental and human health 
consequences of the construction industry, and provide 

LEED emphasizes integrative design, integration of existing 
technology, and state-of-the-art strategies to advance expertise 

organizations to deliver more thoughtful and intentional spaces 

aim to advance human health through design interventions and 
operational protocols and policies and foster a culture of health 

Evidence-based

 Sponsors the success of WELL users 
through coaching, dynamic resources and a navigating platform

The are ten concepts of WELL v2
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context and provide a connection to nature for residents and 
guests.

• 

• 
opportunities for fresh air recreation

• 

• 

supporting infrastructure

• Opportunities for residents to “get their hands dirty” and 

The concept that humans have a biological need to connect with 

with the natural world - and just as our health improves when we 
are in it, so our health suffers when we are divorced from it.

forest walk

botanical gardens

urban ag

wetlands / streams 

green streets

Connection to Nature

Sustainability  5
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20 minute living is all about ‘local living’ - giving people the ability 
to meet most of their everyday needs within a 20-minute walk, 

cycle or local public transport trip of from their home. 

generations and populations, offering a diverse variety of 

• 
income levels

• 
shops, and recreation, all connected to nature

• 

• Create opportunities for mixed-income housing to address 

•

live

work

play

connect

20-Minute Living 

Sustainability  5
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Energy

Sustainability  5

Solar Power
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retail / mixed-use

hotel / conference

arena 

limiting greenhouse gas emissions.  Its planning and design 

• Building to Passive House Standards that improve 
environmental performance through orientation, 
daylighting air-tightness and additional insulation 

• 
Scale Energy systems to provide most cost effective and 

• 
occupancy

• 

• 
manage demands and improve resilience

• 

• 
losses, reduce operational costs, and offer real-time pricing

• EMS, BMS and occupancy controls, plug load reduction 
and demand management

Introducing renewable energy at a variety of scales creates 
opportunity to for localized microgrids offering district energy 

management and storage to support community resilience.

Energy

Sustainability  5
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• 
• 

aquifer recharging

Potable Water Demand

• 
• EnergyStar Water Sense appliances 
• 
• 

site as raindrops.

workplace 

arena

landscape / park

residential

mixed-use

Integrating watersheds within a broader potable and 
stormwater infrastructure will support clean water and 
conservation goals in concert with gray and blackwater 

strategies at the building and district scale. 

Water

Sustainability  5
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Investing in safe, diverse, and walkable streets is 
an investment in communities, and helps make 

neighborhoods worth living in.

• Convenient connections to regional transit systems serving 

•

 realm
 
 Integrates technology and the sharing economy to  

•

 circulation, and amenities  designed to support the  

 

 the development

Public Transit

Int
er

na
l S

hu
ttl

e 

EV Charging 

Mobility 

Sustainability  5
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GreenCity’s goal is to reduce Green House Gas Emissions  

goals.

• Development - Buildings  account for approximately 

construction, occupancy, heating and electricity. 

• Transportation

goals of GreenCity is to reduce GHG emissions through 
utilization of improved regional mass transit connections, 
and reduction of reliance on single occupancy autos using 

• Carbon Sequestration

buildings

natural landscape

constructed landscape

green streets

renewable energy 

Conserving natural resources, using renewable energy, and 
engaging Best practices in building and transportation in a 
woodland setting contributes to a carbon positive future. 

Carbon

Sustainability  5



Green City Partners, LLC 21GreenCity  •  UMU Master Plan  •  Henrico County, VA

this goal sooner. 

construction through occupancy.

• 
recycling

• 
• 

• 

to enhance landscape and potential food production

• 

urban ag compost

anaerobic digester

Recover
Reduce / Reuse          
Recycle / Compost                       

Introducing renewable energy at a variety of scales creates 
opportunity for localized microgrids, offering district energy 
management and storage to support community resilience.

Waste

Sustainability  5
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• 

and engaging in local commerce

• 

• Preserving and connecting natural landscape features into a 

• 

• Creating a regional destination in support of existing 
commercial districts and visits to Arena attractions

• Developing a consistent street frontage of an intimate 

districts 

• 
materials, textures and uses stimulate visual interest, yet 
uphold a consistent quality and remain complementary 

• 

Magellan Parkway

I-
95

I-295

Master Plan  6
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Magellan Parkway 

I-
95

Sc
ot

t R
oa

d

Par
ham

 

Arena:

Retail

Residential
and other residential types 

Hotel & Conferencing
facilities 

Park System

features

Key to Uses

Master Plan  6
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Phasing & Schedule  7

3 4 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4 1 2 3 4

SUB PARCEL PROGRAM
A1 arena

A2 office tower A2

A3 fitness retail

A4 multi-tennant office

A5 hotel

A6 restaurant

A7 restaurant

A8 hotel

A9 multi-family residential

A10 multi-family residential

A11a office tower A11a

A11b office tower A11b

A12 multi-family residential

A13 multi-family residential

A14 multi-family residential

A15 multi-family residential

A16 multi-family residential

A17 large retail

SUB PARCEL PROGRAM
B1 BEST Products B1

B2 office tower B2

B3 office tower B2

B4 office tower B2

transit center (open area)

SUB PARCEL PROGRAM
C1 townhomes

C2 2/2 units

SUB PARCEL PROGRAM
D1 2/2 units

D2 2/2 units

D3 townhomes

D4 townhomes

SUB PARCEL PROGRAM
E1 villas

E2 townhomes

E3 townhomes

E4 townhomes

E5 townhomes

E6 townhomes

E7 townhomes

SUB PARCEL PROGRAM
F1 single family detached

F2 2/2 units

F3 2/2 units

F4 2/2 units
F5 villas

F

C

D

E

2031 2032 2033

A

B

2025 2026 2027 2028 2029 20302021 2022 2023 2024

A

B

C

D

E

F

  arena

  hotel

  restaurant
  restaurant

  multi-family residential 
  multi-family residential 

  hotel

  multi-family residential 

  multi-family residential 

  multi-family residential 

  multi-family residential 

  multi-family residential   multi-family residential 

  retail 

  BEST Products B1

  transit center  

  townhomes 

  townhomes 
  townhomes 

  2 over 2 residential 

  2 over 2 residential 

  2 over 2 residential 

  townhomes 

  villas 

  townhomes 
  townhomes 

  townhomes 
  townhomes 

  townhomes 

  2 over 2 residential 
  single family detached

  2 over 2 residential 

  villas

  design & construction period occupancyNote: ‘Phasing & Scheduling’ for illustrative purposes only. Actual phasing may vary

  2 over 2 residential 
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BP Plaza Land Takedown  8
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Proposed Magellan Parkway

St
  C
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  R
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Proposed Magellan Parkway

Proposed Public Roadways

Streets  9
Street Plans
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Streets  9

Retail Streets

Residential Streets

Connecting GreenCity

programming of proven street typologies.

instances. 

the arena itself. 

programmed to support a variety of events and special uses. Each of the streets 

streets.

Street Sections
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Streets  9
Street Sections
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Streets  9
Street Sections
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Streets  9
Street Sections
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Streets  9
Street Sections
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Streets  9
Street Sections
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Streets  9
Street Sections
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Streets  9
Street Sections
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Streets  9
Street Sections
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Streets  9
Street Sections
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Streets  9
Street Sections
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Streets  9
Street Sections
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Streets  9

Main Street

Main Street

Street Sections
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Streets  9
Street Sections



Green City Partners, LLC 41GreenCity  •  UMU Master Plan  •  Henrico County, VA

Streets  9
Street Sections
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Arena Section  •  North - South
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Streets  9
Street Sections
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Streets  9

Arena Section  •  East - West
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Street Sections
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The park system is a collection of exhibits and 
experiences where residents and visitors are never 
more than a block from the green belt.

The preservation of existing wetlands and resource 
areas will serve as a landscaped framework that 
ties all program elements together. The result is 
a community enhanced by an authentic, natural 
treasury.

A Connected Greenbelt
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than a commercial development. 

and entertainment land uses throughout the district, offering 

communities. Native plantings are introduced in a composition 
that protects, cultivates, and articulates the rich and diverse 
ecologies of the site and its contextual surrounding. Protected 

and further enhanced as the native plant palette extends, in 
varying forms, throughout the entire development and into 

for shaded and pedestrian-friendly streetscapes throughout 

of the district’s tenants, residents and patrons. 

GreenCity plant communities. 

undeveloped and protected natural ecosystem. 

Forest Walk, a nature-centered trail connecting the various 

program elements together and creates an outdoor treasury 

conservation are on display.

Forest Walk

Forest Walk

Recreation & Open Areas  10
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site area

uses site area area program totals building area footprint coverage coverage FAR FAR
commercial mixed use

office

arena

hotel

residential

GreenCity Project Summary land bay information table
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Land Bay Areas  11
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A1

A2

A11

A15

A10

A8

A5

A6

A7A4
A3

A9

A13

A14
A16

A17

207,589

73,705

18,747

29,123

93,617

5,946

5,749

81,410

88,142

95,760

101,322

45,134

13,438

36,516

95,391

35,153

94,957

A1

A2

A3

A4

A5

A6

A7

A8

A9

A10

A11

A12

A13

A14

A15

A16

A17

s.f.

s.f.

s.f.

s.f.

s.f.

s.f.

s.f.

s.f.

s.f.

s.f.

s.f.

s.f.

s.f.

s.f.

s.f.

s.f.

s.f.

Parcel Areas

Park Area
644,700A__ s.f.

Streets
567,116A__ s.f.

A

B1

B2 B3

B4

435,488

55,466

59.973

82,635

B1

B2

B3

B4

s.f.

s.f.

s.f.

s.f.

Parcel Areas

Park Area
439,379B__ s.f.

Streets
131,246B__ s.f.

B  

Subdistrict B  

A12

Subdistrict A  
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200,000  sf

1,965,000 sf

400,000 sf

30,000 sf

435,000 sf

200,000 sf 

955,000 sf

400,000 sf

30,000 sf

435,000 sf

1,010,000 sf

 A  B
RETAIL

OFFICE

HOTEL

CONFERENCE

ARENA

total use

Non-Residential Use Areas

1,095

428

168

422

25

2,138

1,095

1,095

126

37

163

104

80

184

152

305

457

85

16

25

239

 A  B  C  D  E  F
multi-family

2 over 2 condos

attached villas

townhomes

single-family det’d

unit count use

Residential Unit Counts

A

B

F
E

D

C
Village Center 

Development Summaries  12

1,010,000 sf3,030,000 sf 2,020,000 sf
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D4

D3

D2

D1

50,352

99,218

127,214

45,042

D1

D2

D3

D4

s.f.

s.f.

s.f.

s.f.

Parcel Areas

D  

Park Area
241,640D__ s.f.

Streets
167,518D__ s.f.

Subdistrict D  

C2

C1

C

Subdistrict C  

2 over 2 

2 over 2

townhomes

townhomes

  43,200 s.f.

144,000 s.f.

141,600 s.f.

  50,400 s.f.

Residential Units 

       600 s.f.

       600 s.f.

       800 s.f.

       800 s.f.

   24 units

   80 units

   59 units

   21 units

program building area roof area

1,800 s.f. each

1,800 s.f. each

2,400 s.f. each

2,400 s.f. each

D1

D2

D3

D4

townhomes

2 over 2

88,000 s.f.

226,800 s.f.

Residential Units 

        800 s.f.

        600 s.f.

  37 units

126 units

program building area roof area

2,400 s.f. each

1,800 s.f. each
C1

C2

126,635

265,025

C1

C2

s.f.

s.f.

Parcel Areas

Park Area
137,437C__ s.f.

Streets
11,924C__ s.f.
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E1

E2

E3

E6

E5

E4

E7

717,374

166,249

136,068

166,467

160,618

97,642

42,690

E1

E2

E3

E4

E5

E6

E7

s.f.

s.f.

s.f.

s.f.

s.f.

s.f.

s.f.

Parcel Areas

Park Area
735,197E__ s.f.

Streets
234,197E__ s.f.

E

Subdistrict E  

F1

F2

F3

F4

107,505

181,109

93,960

104,162

85,805

F1

F2

F3

F4

F5

s.f.

s.f.

s.f.

s.f.

s.f.

Parcel Areas

Park Area
1,103,530F__ s.f.

Streets
48,276F__ s.f.

F  

Subdistrict F  

villas

townhomes

townhomes

townhomes

townhomes

townhomes

townhomes

  425,600 s.f.

  153,600 s.f.

    96,000 s.f.

  172,800 s.f.

  170,400 s.f.

    93,600 s.f.

    45,600 s.f.

Residential Units 

    1,500 s.f.

       800 s.f.

       800 s.f.

       800 s.f.

       800 s.f.

       800 s.f.

       800 s.f.

   152 units

     64 units

     40 units

     72 units

     71 units

     39 units

     19 units

program building area roof area

2,800 s.f. each

2,400 s.f. each

2,400 s.f. each

2,400 s.f. each

2,400 s.f. each

2,400 s.f. each

2,400 s.f. each

E1

E2

E3

E4

E5

E6

E7

single family

2 over 2

2 over 2

2 over 2

villas

  80,000 s.f.

176,400 s.f.

129,600 s.f.

  50,400 s.f.

  44,800 s.f.

    1,200 s.f.

       600 s.f.

       600 s.f.

       600 s.f.

     1,500 s.f.

   25 units

   98 units

   72 units

   28 units

   16 units

3,200 s.f. each

1,800 s.f. each

1,800 s.f. each

1,800 s.f. each

2,800 s.f. each

F1

F2

F3

F4

F5

F5
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parking provided + required

sub parcel A
program building area stalls in plan shared parking 

A1 arena 435,000            sf 17,000     seats 1.00 stall per 4 seats 4,250                             cars arena 50% 2,125 cars
A2 office tower A2 400,000            sf 1.00 stall per 300 sf 1,333                             cars office 50% 667      cars

structured parking 400,000            sf 1,000 stalls
A3 fitness retail 30,000              sf 1.00 stall per 250 sf 120                                cars retail 50% 60        cars
A4 multi-tennant office 75,000              sf 1.00 stall per 300 sf 250                                cars office 75% 188      cars
A5 hotel 250,000            sf 300          keys 1.00 stall per 1 key 300                                cars hotel 100% 300      cars

conference 20,000              sf 1.00 stall per 250 sf 80                                  cars conference 50% 40        cars
sub-grade parking 50,000              sf 340      stalls

A6 restaurant 5,000                sf 1.00 stall per 150 sf 33                                  cars restaurant 50% 17        cars
A7 restaurant 5,000                sf 1.00 stall per 150 sf 33                                  cars restaurant 50% 17        cars
A8 hotel 150,000            sf 200          keys 1.00 stall per 1 key 200                                cars hotel 100% 200      cars

conference 10,000              sf 1.00 stall per 250 sf 40                                  cars conference 50% 20        cars
structured parking 50,000              sf 330      stalls

A9 multi-family residential 250,000            sf 250          units 1.00 stall per 1 unit 250                                cars multi-family 100% 250      cars
retail 15,000              sf 1.00 stall per 250 sf 60                                  cars retail 50% 30        cars

restaurant 15,000              sf 1.00 stall per 150 sf 100                                cars restaurant 50% 50        cars
sub-grade parking 280,000            sf 700      stalls

A10 multi-family residential 150,000            sf 150          units 1.00 stall per 1 unit 150                                cars multi-family 100% 150      cars
retail 20,000              sf 1.00 stall per 250 sf 80                                  cars retail 50% 40        cars

restaurant 20,000              sf 1.00 stall per 150 sf 133                                cars restaurant 50% 67        cars
structured parking 500,000            sf 1,380 stalls

A11 office tower A11a 220,000            sf 1.00 stall per 300 sf 733                                cars office 75% 550      cars
structured parking 600,000            sf 1,480 stalls
office tower A11b 180,000            sf 1.00 stall per 300 sf 600                                cars office 75% 450      cars

A12 multi-family residential 200,000            sf 200          units 1.00 stall per 1 unit 200                                cars multi-family 100% 200      cars
retail 10,000              sf 1.00 stall per 250 sf 40                                  cars retail 50% 20        cars

restaurant 5,000                sf 1.00 stall per 150 sf 33                                  cars restaurant 50% 17        cars
sub-grade parking 120,000            sf 280      stalls

A13 multi-family residential 50,000              sf 50            units 1.00 stall per 1 unit 50                                  cars multi-family 100% 50        cars
A14 multi-family residential 125,000            sf 125          units 1.00 stall per 1 unit 125                                cars multi-family 100% 125      cars

retail 10,000              sf 1.00 stall per 250 sf 40                                  cars retail 50% 20        cars
sub-grade parking 100,000            sf 240      stalls

A15 multi-family residential 220,000            sf 220          units 1.00 stall per 1 unit 220                                cars multi-family 100% 220      cars
retail 15,000              sf 1.00 stall per 250 sf 60                                  cars retail 50% 30        cars

restaurant 15,000              sf 1.00 stall per 150 sf 100                                cars restaurant 50% 50        cars
structured parking 110,000            sf 330      stalls

A16 multi-family residential 120,000            sf 120          units 1.00 stall per 1 unit 120                                cars multi-family 100% 120      cars
sub-grade parking 50,000              sf 120      stalls

A17 large retail 35,000              sf 1.00 stall per 250 sf 140                                cars retail 50% 70        cars
surface parking 40,000              sf 100      stalls

6,300 stalls 9,875                             cars

sub parcel B
program building area stalls in plan required

B1 office renovation B1 300,000            sf 1.00 stall per 300 sf 1,000                             cars office 75% 750      cars
surface parking 200,000            sf 500      stalls

B2 office tower B2 240,000            sf 1.00 stall per 300 sf 800                                cars office 75% 600      cars
structured parking 40,000              sf 800      stalls

B3 office tower B2 240,000            sf 1.00 stall per 300 sf 800                                cars office 75% 600      cars
structured parking 40,000              sf 800      stalls

B4 office tower B2 180,000            sf 1.00 stall per 300 sf 600                                cars office 75% 450      cars
structured parking 30,000              sf 600      stalls

2,700 stalls 3,200                             cars

A+B core parking totals 9,000 stalls 13,075                           cars 8,541 cars

C

Green City project summary
2/9/2021

program parking

program parking

program parking requirement

county requirement formulaprogram
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GreenCity

the year. 

Parking  13

sub parcel C
program building area

C1 townhomes 2,400                sf each 37 units 74        stalls 2 stall per 1 door 74 cars townhomes
C2 2/2 units 1,800                sf each 126 units 252      stalls 2 stall per 1 door 252 cars 2/2 units

sub parcel D
program building area

D1 2/2 units 1,800                sf each 24 units 48        stalls 2 stall per 1 door 48 cars 2/2 units
D2 2/2 units 1,800                sf each 80 units 160      stalls 2 stall per 1 door 160 cars 2/2 units
D3 townhomes 2,400                sf each 59 units 118      stalls 2 stall per 1 door 118 cars townhomes
D4 townhomes 2,400                sf each 21 units 42        stalls 2 stall per 1 door 42 cars townhomes

sub parcel E
program building area

E1 villas 2,800                sf each 152 units 304      stalls 2 stall per 1 door 304 stalls villas
E2 townhomes 2,400                sf each 64 units 128      stalls 2 stall per 1 door 128 stalls townhomes
E3 townhomes 2,400                sf each 40 units 80        stalls 2 stall per 1 door 80 stalls townhomes
E4 townhomes 2,400                sf each 61 units 122      stalls 2 stall per 1 door 122 stalls townhomes
E5 townhomes 2,400                sf each 71 units 142      stalls 2 stall per 1 door 142 stalls townhomes
E6 townhomes 2,400                sf each 39 units 78        stalls 2 stall per 1 door 78 stalls townhomes
E7 townhomes 2,400                sf each 19 units 38        stalls 2 stall per 1 door 38 stalls townhomes

sub parcel F
program building area

F1 single family detached 2,200                sf each 25 units 50        stalls 2 stall per 1 door 50 stalls single family detached
F2 2/2 units 1,800                sf each 49 units 98        stalls 2 stall per 1 door 98 stalls 2/2 units
F3 2/2 units 1,800                sf each 36 units 72        stalls 2 stall per 1 door 72 stalls 2/2 units
F4 villas 2,800                sf each 16 units 32        stalls 2 stall per 1 door 32 stalls villas

parking

parking

parking

parking

program building area program stalls in plan county requirement formula

program building area program stalls in plan county requirement formula

program building area program stalls in plan county requirement formula

program building area program stalls in plan county requirement formula
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8” Water Line

12” Water Line

16” Water Line

Existing Water Lines

Water

connect to 
existing 16” line

connect to 
existing 12” line

connect to 
existing 12” line

Water

Utilities  14
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8” Sanitary Line

12” Sanitary Line

Existing Sanitary Line

existing elevation +197’

stream elevation
at crossing +157’

replace existing 8” line
with 12” across Parham

Sanitary Sewer

Sanitary Sewer

Utilities  14
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Proposed Storm

SWM Facility 

Storm Water

Storm Water

Utilities  14



Green City Partners, LLC 57GreenCity  •  UMU Master Plan  •  Henrico County, VA

this page intentionally blank



Green City Partners, LLC GreenCity  •  UMU Master Plan  •  Henrico County, VA 58



Green City Partners, LLC 59GreenCity  •  UMU Master Plan  •  Henrico County, VA

Minimum Lot Width & Setbacks  15
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events. 

changeovers to facilitate maximum utilization.

modern venues, including high-resolution, interactive LED 

among concert venues as one the greenest arenas in the 

Land Use & Pattern  16
Arena

LEED Platinum 
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B1

B2

B3

B4

A2

A4

A11

Commercial Office

Land Use & Pattern  16

LEED Platinum 
LEED Gold
Well Building 

centers, transportation corridors, shops, restaurants and 

along one of the most active corridors on the East Coast. It 
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Among the more consequential outcomes of the master plan is the 

Living Building Challenge
performance goal. 

“...(it is the architect’s) most fully developed and sophisticated 
project to date, a building which summarizes many of the 
tastes and tendencies developed over more than a decade.”

“BEST is a long building, intended ultimately to be a great 
semicircle with a curving facade of glass block rising a moat 
on one side and with a jagged edge on the other, which 

Inside, the glass block wall stands free, and the second-story 

open spaces, dramatic in themselves and providing visual 

that support the slabs are semicircular air diffusers mounted 

“Lighting standards in the parking lot are of a type used in 
Washington, D.C., in the twenties, and the main entrance 

salvaged from the recently demolished Airlines Terminal 
Building in New York City.”

The achievement of the BEST building lies in the very 
sophisticated bivalence in the use of borrowed forms-forms 
which at once recall their origins and contribute to an overall 
conception which is completely new.”

BEST Products Headquarters Building - Parham Road  / 95

BEST Products Building - History

Land Use & Pattern  16
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From Michael Sorkin’s Preface to 
Monographs on Contemporary Architecture: 

“Hardy Holzman Pfeiffer’s is an architecture of the composite. At 
its most successful it adduces and celebrates a unity in diversity, a 
benign pluralism, a cheery coexistence. 

Theirs is a sensibility that inevitably starts with observation, with 
picking and choosing. Working at the most catholic limits of 
eclecticism, HHPA seeks to incorporate the objects of its fancy into 
built ensembles which both preserve the identities of their parts and 
forge new wholes. 

This eminently liberal disposition is thoroughly American in its 
attempt to reconcile many claims in the service of something larger. 
For HHPA this larger ambition is not some spurious profundity. 
Rather it is simply the aim of making places lovely and likeable.” 
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One of the larger art acquisitions, the sculpted art deco eagles 

incorporated into the design of the BEST Products Headquarters 

the chic, futuristic design. Some of the most important exterior 

illuminating and dimming every 10 seconds.

Rene Paul Chambellan (September 15, 1893 – November 
29, 1955) was an American sculptor who specialized in 
architectural sculpture. He was also one of the foremost 
practitioners of what was then called the “French Modern 
Style” and has subsequently been labeled Zig-Zag Moderne, 
or Art Deco. 

Historic Eagle Sculptures

Land Use & Pattern  16
BEST Products Building - History
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LIVING BUILDING CHALLENGE

master plan, the repositioning of the BEST Products 

Design Approach

create a central atrium and vertical connector.  These insertions 

to maximize internal natural lighting.  At a maximum height of 

promoting health and a connection to nature.  Connected to 

to the surroundings and direct access to a large roof terrace.

A Campus for Today’s Workforce
The Living Building Challenge

program that promotes the most advanced measurement of 

Performance areas

1. Place

operation. It focuses on creating a connected community that 
is more pedestrian focused, protecting and restoring existing 
nature, and encouraging a healthy level of density. 

2. Water

3. Energy

4. Health and Happiness
This petal focuses on improving indoor air quality, thermal 
comfort, visual comfort, and integration of nature in order to 

and other techniques to achieve this petal. 

5. Materials
This petal’s intention is to focus on eliminating the use of 
construction materials that have adverse environmental, health, 
and social impacts. These impacts include pollution, resource 

to avoid all materials on the Red List, and to report all materials 
used and their manufacturer and extraction information. 

conservation management plan, using salvaged materials, 

6. Equity

7. Beauty

to inspire and elevate the lives of the occupants, visitors, and 

Land Use & Pattern  16
BEST Products Building - Re-purpose
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Connecting to the Outdoors

satisfaction and retention.

The Community Atrium
Designed as the heart of the re-imagined BEST Products Headquarters, the ‘Atrium’

Usable Rooftop 
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ATRIUM

FUTURE
DEVELOPMENT

FUTURE
DEVELOPMENT

ENTRY

SERVICE

SERVICE

SERVICE

ENTRY

ENTRY

PARK

OFFICE
68,250 SF

CAFFETERIA
5,000 SF

OFFICE
62,300 SF

Key Features 

Stair promoted as primary means of circulation

Seamless Indoor-Outdoor Connection

Level  01
Gross Area  161,400 s.f.

FUTURE
DEVELOPMENT

FUTURE
DEVELOPMENT

Land Use & Pattern  16
BEST Products Building - Re-purpose
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ROOF
DECK

ATRIUM
OFFICE

63,000 SF

CONFERENCE
9,000 SF

Key Features

Seamless Indoor-Outdoor Connection

Level  03
Gross Area  126,000 s.f.
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ATRIUM
OFFICE

65,600 SF

OFFICE
66,150 SF

Key Features

Stair promoted as primary means of circulation

Seamless Indoor-Outdoor Connection

Level  02
Gross Area  135,000 s.f.

Land Use & Pattern  16
BEST Products Building - Re-purpose
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ROOF
DECK

Key Features

Seamless Indoor-Outdoor Connection

Level  Rooftop
Gross Area  66,500 s.f.
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for locally produced, high-quality food, people living in 

There is already recognition  that community gardens 

non-commercial purposes. 

• 
improve the quality of life for residents, create a healthy 
environment, and enhance economic development and 

• 

development areas;

• 
community gardens and the need for community gardens 
in developed areas;

• 
increases access to fresh, nutritional food for residents, 
particularly those in under-served communities.

Rooftop Agriculture 

Land Use & Pattern  16
BEST Products Building - Re-purpose
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ATRIUMCONFER-

CAFETERIA

OFFICE OFFICE
GREEN
WALL

COVERED
WALK COMMUNITY

GARDEN

PARKING

OFFICE
OFFICE

OFFICE

OFFICE

ROOF
DECK

Energy
• Net positive energy
• Geothermal
• Natural ventilation
• Life cycle analysis - cradle to grave
•
• High performance enclosure
• Photovoltaic energy production

Health & Wellness
• Community Atrium
• 
• Biophilic design
• Easy access to outdoor space
• Indoor and outdoor amenities
• Daylight analysis

Water
• 
• Intensive & extensive green roof
• Roof top farming
• 

Sustainable Strategies
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Rooftop Amenities 

Land Use & Pattern  16
BEST Products Building - Re-purpose
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Land Use & Pattern  16
BEST Products Building - Re-purpose
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The GreenCity development plan introduces an active and 

service the needs of all GreenCity tenants, residents, and 
visitors. 

community. Buildings and landscape, grouped to provide 

Retail

Land Use & Pattern  16

LEED Platinum 
LEED Gold
Well Building 
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GreenCity Center
Main Street Shopping 
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Residential Zone
Retail Zone

Store

Apartment

Apartment Retail  - Typical Storefront Section

Land Use & Pattern  16
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tourism, conferences and meetings. 

tourism.  

variety of potential uses and programs in the area creates 

Hotel / Conference

Land Use & Pattern  16

LEED Gold
Well Building 
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nurturing a regenerative relationship to nature. 

ecosystem and the larger community through active and passive 

y. 

GreenCity  residences support a healthy lifestyle in a setting that 

the home, extending the natural landscape into the residential 
setting. The design of each residence creates interior spaces that 

daylight and natural ventilation for each residence. 

collective and individual activities that shape daily life. 

Community and Diversity 

Lifestyle



Green City Partners, LLC 89GreenCity  •  UMU Master Plan  •  Henrico County, VA

The residential community planned for GreenCity is 

more rural natural settings. 

lifestyles.  

Residential 

Land Use & Pattern  16

Passive House

• 
• 
• 
• 
• Single Family
• Senior Multi-Family
• 
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Multi-Family Mixed-Use Example Elevation 
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Multi-Family

Pattern Book  17
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2 over 2 units  •  Example Neighborhood Plan  
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2 over 2

Pattern Book  17
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2 over 2  •  Example Elevation  •  Primary Street Frontage
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Pattern Book  17
2 over 2
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Townhomes  •  Example Neighborhood Plan  
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Townhomes

Pattern Book  17
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Townhomes  •  Example Elevation  •  Primary Street Frontage
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Townhomes  •  Example Elevation  •  Primary Street Frontage

Townhomes

Pattern Book  17
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Villas  •  Example Neighborhood Plan  
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Villas

Pattern Book  17
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Semi-Detached Villa  •  Example Elevation  •  Primary Street Frontage
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Villas

Pattern Book  17
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Single Family Detached  •  Example Neighborhood Plan  



Green City Partners, LLC 105GreenCity  •  UMU Master Plan  •  Henrico County, VA

Single Family

Pattern Book  17
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Single Family Detached Home  •  Example Elevation  •  Primary Street Frontage
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Single Family Detached Home  •  Example Elevation  •  Secondary Street Frontage

Single Family

Pattern Book  17
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GreenCity Project Summary Conversion Chart

Conversion Chart  18
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Digital Signage

Examples of this sign type include touch screen video display units.  

Dynamic Signage

and messages.  Examples of this sign type include LED monitors or 

scheduled events, and campus notices. 

Sign Definitions

Static Signage

or externally illuminated.
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Signage within GreenCity is one of many unifying elements that will 
help to distinguish the community and create a strong and memorable 

identity in its overall scale

Signage Design Principles 

Coordinated Project Signage:

Complementary Tenant Signage: 

for visitor orientation.

High-Quality Signage:

GreenCity. 

Legible Signage: Create signs that present a clear and simple message. Concise 

Durable Signage:

GreenCity.

Civic Art Potential:

plazas, or to enrich architectural and landscape details. 

Signage  19

Signage District
Area Restricted Sign Limits

in this section, is limited to the shaded 

• Digital Signage
• Animated Displays
• Sponsorship signs / advertising

East/West Sign District boundaries are 
measured 150’ from centerlines of Main 
Street on the west, and St. Charles on 
the east

Signage District



Green City Partners, LLC GreenCity  •  UMU Master Plan  •  Henrico County, VA 112

District Signage Design Intent

District Signage Design Guidelines

1. Develop a “family” of signage that creates a graphic continuity 

require individualized district signage “families”.
2. 

requirements that guide motorists to important destinations on-
site.
Include directional signs and maps that guide persons on foot 

District Signage Characteristics

Vehicular Directional

 

 

 
displays.

 
of the signage program.
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District signage will enhance the unique identity of GreenCity and create a cohesive graphic 
family of signs for getting around. Signage will include identity signage, transportation and 

Vehicular Directional

 

guide motorists to their destination. Signs direct motorists 

including the larger tenants.
 

 Materials for vehicular directionals are similar to those 

overall signage program.
 

graphics.

Pedestrian Directional

 

 
lines.

 

 

 
overall signage program.

Wayfinding / Informational Kiosks

 

 

 

 
interests and essential services provided.

 

 Information is presented in a clear and highly graphic 

 
preserve sight lines.

 
advertise upcoming events.

Shared Open Space

 Educational - Interpretive Signage 
 
 Informational signage in pavement 

Digital Signage

 
lighting expressions to enhance the experience of entering 

 

directional signage for special events.
 

architecture. 
 

and advertising, a single signage element may host multiple 
expressions.

Directional / Wayfinding Typologies

Wayfinding

Signage 19
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Tenant signage quality will be measured through its compatibility with 
the building architecture, its level of integration with the storefront 

design, and the ability to clearly communicate.

Tenant Signage Criteria                           

1. Locate and design tenant identity signs to complement the 

2. 
simple logo or other elements typically used to depict their 

a. 

Only the corporate entity name and/or logo, and/or the 
name of a company that has purchased naming rights. 

c. 
5. 

The overall size, materials and graphic composition of a 

Free-Standing Signage

 

includes architectural details, quality materials, and colors 

 
exposure to the elements.

 

Building-Mounted Signage

 Building-mounted signs are conceived as an integral part 

rhythm, scale and proportion.
 

 

Storefront Signage

 

 

 

Projecting Signage

 

 

Building Integrated Signage

 

 
and typically in geometric or typographic designs.

 

 

advertising and sponsor promotions.

Retail

Signage 19



Green City Partners, LLC GreenCity  •  UMU Master Plan  •  Henrico County, VA 116



Green City Partners, LLC 117GreenCity  •  UMU Master Plan  •  Henrico County, VA

Signage 19
Placement
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Signage 19
Placement
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Sponsorship & Advertising -                         
Design Intent    

The types of sponsorship and advertising signs used at GreenCity 

levels of animation, event duration, and hours of operation. 

purchased naming rights. The signage may also include digital 

events held at GreenCity. 

Advertising Signage Standards

1. 

2. 

Design digital signs as clean, simple, attractive, appropriate 

5. Ensure that signage and interactive technologies augment 

Animated / Digital / Interactive 
Technologies

 

motion.
 

 
to avoid distraction and safety hazards to passing cars on 
streets.  

 Digital signage facing Parham may display animated content 

 
images.

 

locations. 

Light & Sound

 Freestanding multi-sided structures may include animated 
and/or non-animated signs.  

 Includes architectural details, quality materials, and relates 
spatially to its surroundings.

 

scale and proportion.
 

that may confuse motorists.

Rooftop Signage

 Rooftop signs located on the arena are an important 
sponsorship opportunity for purchasers of naming rights.

 

 
 Signs that are applied or placed upon the roof surface, usually 

 

Naming Rights 

 
of an organization, typically displaying the organization’s 

 

Sponsorship Zones

 
organization, typically displaying the organization’s logo and 

Arena sponsorship and advertising will further enhance the identity of GreenCity 
and create an active center, enhance a vibrant mixed-use district, enliven a 

pedestrian friendly “live, work, and play” environment, and create a destination 
attraction for the region.

Sponsorship

Signage 19
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Green City Traffic Impact Analysis

Summary of Findings 

those impacts.

on Parham Road, the I-95 / Parham Road interchange, three 

intersections north of Parham Road internal to the site. 

trip generation process incorporated appropriate vehicle trip 

the development is anticipated to generate approximately 2,950 

in the Regional Travel Demand Model. It is expected that the 

Road interchange. Henrico County is anticipating that Magellan 

year of the arena.

• 
Products access). 

 

• 

• 

• 
Parham Road / St. Charles Road intersection. 

• 

• 

this intersection. 

• 
intersection.
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Traffic Impact Analysis  20
Summary of Findings

Recommended Improvements 

requirements for future signal control. The results of this analysis 

Warranted Intersections

• 

• E. Parham Road and St. Charles Road

• 

• 

• 

Not Warranted Intersections

• 

• 

improvements in the area including the extension of transit 

pedestrian movements.   
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Metes and Bounds Description
County of Henrico Property
Parcel ID #787-758-3213

Bearings and Distances are based on the following
ALTA/ACSM Land Title Survey prepared by AES Dated 12/10/2011
Tower Site Exhibit prepared by Point to Point Land Surveyors Dated 04/28/2021

Beginning at a point at the intersection of the southerly right of way of Scott Road, 
an eighty foot and variable width public right of way and a thirty foot prescriptive 
right of way, and the easterly right of way of Interstate 95, a variable width and limit-
ed access highway.

Thence, with the southerly right of way of Scott Road, the following courses and 
distances.
N57-36-53E 142.46 feet to a point.
N57-31-56E 417.15 feet to a point being a northwesterly property corner of the now 
or formerly Shirly M. West property.

Thence S48-58-15E 306.96 feet, departing the southerly right of way of Scott Road 
and with the westerly property line of the now or formerly Shirly M. West property, 
to a point.

Thence, continuing with the property lines of the now or formerly Shirly M. West 
property, the now or formerly Raymond and Shirly M. Liscpomb properties, the 
now or formerly Mary P. Whitlock, et al property and the now or formerly Walter T. 
and Jeanette J. Wiley properties, the following courses and distances.
N87-47-55E 478.50 feet to a point.
N03-51-17E 503.72 feet to a point.
N88-19-32E 177.91 feet to a point.
N02-51-52E 386.01 feet to a point.
S86-19-37W 226.61 feet to a point.
N03-38-17E 128.80 feet to a point.
N79-50-58W 521.04 feet to a point on the southerly right of way of Scott Road.

Thence, with the now easterly right of way of Scott Road, the following courses and 
distances.
N01-04-58W 140.80 feet to a point.
Along the arc of a curve to the right, having a radius of 474.20 feet, an arc of 176.75 
feet, the chord of said arc running N09-35-43E 175.73 feet to a point on the souther-
ly right of way of 16.5 foot unnamed private lane.

Thence, with the rights of way of an unnamed private lane, the following courses 
and distances.
S55-40-58E 939.89 feet to a point.
N30-01-42E 23.43 feet to a point.
N56-01-51W 943.47 feet to a point on the southerly right of way of Scott Road.

Thence, with the southerly right of way of Scott Road, the following courses and 
distances.
N23-15-16E 99.23 feet to a point.
N27-50-20E 126.48 feet to a point being a northwesterly property corner of the now 
or formerly Margaret W. Hinson and Mattie W. Jackson property.

Thence, departing the southerly right of way of Scott Road and with the property 
lines of the now or formerly Margaret W. Hinson and Mattie W. Jackson property, 
the following courses and distances.
S54-01-38E 512.29 feet to a point.
N29-47-51E 173.25 feet to a point.
N53-49-21W 506.04 feet to a point on the southerly right of way of Scott Road.

Thence, with the southerly right of way of Scott Road, the following courses and 
distances.
N31-54-07E 72.60 feet to a point.
Along the arc of a curve to the left, having a radius of 832.29 feet, an arc of 166.99 
feet, the chord of said arc running N26-09-15E 166.71 feet to a point.
N20-24-22E 192.65 feet to a point being a northwesterly property corner of the now 
or formerly Nicholas and Susan L. Sepe property.

Thence, departing the southerly right of way of Scott Road and with the property 
lines of the now or formerly Nicholas and Susan L. Sepe property and the now or 
formerly RP Parham, LLC properties, the following courses and distances.
S55-52-34E 330.37 feet to a point.
S53-15-14E 91.33 feet to a point.
S75-10-08E 129.07 feet to a point.
S75-35-41E 858.37 feet to a point on the westerly property line of the now or for-
merly RLBB Park Central, LLC property.

Thence, with the westerly property lines of the now or formerly RLBB Park Central, 
LLC property, the now or formerly Worth Higgins and Associates, inc. property, the 
now or formerly 8750 Park Central Drive, LLC property and the now or formerly 
Jain Society of Central Virginia property, the following courses and distances.
S01-51-28E 987.44 feet to a point.
S02-13-43E 678.45 feet to a point on the northerly right of way of Parham Road, a 
variable width public right of way.

Thence, with the northerly right of way of Parham Road, the following courses and 
distances.
S59-03-24W 75.14 feet to a point.
Along the arc of a curve to the left, having a radius of 3859.72 feet, an arc of 609.58 
feet, the chord of said arc running S54-36-12W 608.95 feet to a point.
N39-50-23W 10.00 feet to a point.
Along the arc of a curve to the left, having a radius of 3869.72 feet, an arc of 350.90 
feet, the chord of said arc running S47-33-45W 350.78 feet to a point.
S45-02-07E 10.00 feet to a point.
Along the arc of a curve to the left, having a radius of 3859.72 feet, an arc of 57.82 
feet, the chord of said arc running S44-32-36W 57.82 feet to a point.
S44-06-23W 142.36 feet to a point.
N45-56-55W 40.00 feet to a point at the beginning of the limited access line for the 
right of way of Interstate 95.

Thence, with the limited access line for the right of way of Interstate 95, the follow-
ing courses and distances.
S47-04-06W 379.99 feet to a point.
S54-36-35W 21.85 feet to a point.

Along the arc of a curve to the right, having a radius of 340.00 feet, an arc of 297.60 
feet, the chord of said arc running S69-45-36W 288.19 feet to a point.
N67-49-51W 56.66 feet to a point being a southeasterly property corner of the pro-
posed tower site parcel.

Thence, departing the limited access line for the right of way of Interstate 95 and 
with the property lines of the proposed tower site parcel, the following courses and 
distances.
N08-41-29E 199.22 feet to a point.
Along the arc of a curve to the right, having a radius of 836.29 feet, an arc of 154.97 
feet, the chord of said arc running N84-27-49W 154.75 feet to a point.
S20-14-01E 117.04 feet to a point on the limited access line for the right of way of 
Interstate 95.

Thence, with the limited access line for the right of way of Interstate 95, the follow-
ing courses and distances.
N52-45-01W 651.09 feet to a point.
N37-31-28W 204.74 feet to a point.
N06-02-46W 296.58 feet to the point of beginning and containing 4,033,450 square 
feet or 92.5953 acres of land.
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Legal Description & Surveys  21

NOW OR FORMERLY

ZONE (MIXED)

D.B. 4941, PG. 2212
COUNTY OF HENRICO

GPIN 787-758-3213

NOW OR FORMERLY

ZONE R-2

W.B. 54, PG. 531
MARY P. WHITLOCK, ET AL

GPIN 787-759-4313

NOW OR FORMERLY

ZONE R-2

D.B. 5099, PG. 860
NICHOLAS & L SUSAN SEPE

GPIN 787-760-6687

NOW OR FORMERLY

ZONE R-2

D.B. 5340, PG. 403
RP PARHAM LLC

GPIN 787-760-9582

NOW OR FORMERLY

ZONE M-1C

D.B. 5360, PG. 867
RP PARHAM II LLC

GPIN 788-760-3976

NOW OR FORMERLY

ZONE M-1C

D.B. 5363, PG. 2379
RLBB PARK CENTRAL LLC

GPIN 789-760-0129

NOW OR FORMERLY

ZONE O-S

D.B. 4333, PG. 1132
WORTH HIGGINS & ASSOCIATES, INC

GPIN 789-760-0202

NOW OR FORMERLY

ZONE O-S

D.B. 6174, PG. 1
BECKNELL PROPERTIES

GPIN 789-759-0742

NOW OR FORMERLY

OF CENTRAL VIRGINIA

ZONE O-2C

D.B. 5433, PG. 1859
GPIN  789-758-0591

JAIN SOCIETY

NOW OR FORMERLY

& SHIRLEY M LIPSCPOMB

ZONE R-2

D.B. 4933, PG. 1575
GPIN  787-758-2966

RAYMOND LIPSCPOMB, JR
NOW OR FORMERLY

ZONE R-2

D.B. 2461, PG. 1753
SHIRLEY M. WEST

GPIN 787-758-0566

NOW OR FORMERLY

& SHIRLEY M LIPSCPOMB

ZONE R-2

D.B. 4938, PG. 227
GPIN  787-758-4866

RAYMOND LIPSCPOMB, JR
NOW OR FORMERLY

& JEANETTE J. WILEY

ZONE R-2

D.B. 2193, PG. 503
GPIN  787-759-3931

WALTER T. FLOURNOY
NOW OR FORMERLY

& JEANETTE J. WILEY

ZONE R-2

D.B. 2193, PG. 505
GPIN  787-759-3251

WALTER T. FLOURNOY
NOW OR FORMERLY

& MATTIE W. JACKSON

ZONE R-2

D.B. 2420, PG. 59
GPIN  787-760-4411

MARGARET W. HINSON

4,033,450 S.F.
(92.5953 ACRES)

(TOWER SITE NOT INCLUDED)

TOWER SITE
26,945 S.F.
(0.6186 ACRE)
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DEVELOPER
GreenCity Partners, LLC
Susan Eastridge

Sean Duncan

ARCHITECTS & PLANNERS
Future Cities, LLC
Sean Duncan

ZGF BEST Products Building
Paul-Arthur Heller

Chris Chatto

Water Street Studios
Eugene Ryang
Keith Whipple

CIVIL ENGINEERING
VHB
Diane Linderman

ECO DISTRICT CONSULTING
ZGF

Otto Condon

ENVIRONMENTAL GRAPHICS
Selbert Perkins

Andy Davey

REAL ESTATE ANALYSIS

Concord Eastridge, Inc.   
Susan Eastridge
Nathan Mateer
Chee Kung

Story Street

Municap - CDA District Revenue Analysis 
Emily Metzler
Keenan Rice

ARENA BOND UNDERWRITING
Citigroup
Bill Corrado
Kirsten Krug

LAND USE /  ENTITLEMENTS
Roth Jackson Gibbons Condlin
Andy Condlin

LEGAL / CONSULTING
McGuire Woods
Preston Bryant
George Martin
Ed Pittman
Arthur Anderson

ROTH JACKSON GIBBONS CONDLIN
Andrew Condlin 

Michael Hallmark

Sean Duncan

sean.duncan@futurecities.us

UMU REZONING CONTACTS DEVELOPMENT TEAM

Contacts  22
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to UMUC
204.20 Ac.
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