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REZ2023-00011 
     Christine McGuirl 
     Staff Report for Board of Supervisors Public Hearing 
     Prepared November 2, 2023 
 
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: August 10, 2023 Deferred at Applicant’s Request 
 October 12, 2023 Recommended for Approval 
   
Board of Supervisors: November 14, 2023 Pending 

 
II.  IDENTIFICATION AND LOCATIONAL INFORMATION: 
 
Proposed Zoning: UMU-PD, Urban Mixed-Use Planned Development District  
  
Existing Zoning: R-5, General Residence District and B-2, Business District 

Note: The subject parcel is in the Enterprise Zone 
  
Acreage: 37.247 acres  
  
Proposed Use: Mixed-Use development with residential uses  
  
Location of Property: Southeast corner of W. Broad Street and Willow Lawn Drive  
  
Magisterial District:  Brookland 
  
Comprehensive Plan 
Recommendation: 

Commercial Concentration, Office, and Environmental Protection 
Area 

  
Parcel Numbers:    773-736-2198 and 773-736-6272 
 
Zoning of Surrounding 
Properties: 

 
North:   

 
B-2, Business District and M-1, Industrial District 

 South:   R-5, General Residence District and O-2, Office 
District 

 East: B-1, B-2, and B-3, Business Districts and O-2 Office 
District 

 West:    B-1 and B-2, Business Districts, R-5, General 
residence District, and R-6C, General Residence 
District (Conditional) 
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III.  SUMMARY OF STAFF REPORT COMMENTS: 
 
This is a request to rezone two parcels totaling 37.247 acres from B-2, Business District, and R-
5, General Residence District to UMU-PD, Urban Mixed-Use Planned Development District, to 
add residential uses to an established commercial center, Willow Lawn Shopping Center. The 
request outlines a future development with over 2,000 residential units and 500,000 square feet 
of commercial and office uses. The site is located at the southeast corner of W. Broad Street and 
Willow Lawn Drive. 
 
Per Sections 24-2305 and 24-3503 of the Zoning Ordinance, a Planned Development District 
requires the submittal of documents which set development standards to govern future 
improvements to the property. The applicant has submitted proffers, a Pattern Book, a parking 
study, and a traffic impact analysis to outline the request and how it would mitigate potential 
impacts.  
 
The majority of the subject property is designated Commercial Concentration, with small portions 
designated Environmental Protection Area (EPA), and Office (OF) in the 2026 Comprehensive 
Plan. While these designations do not include residential uses, more recent redevelopment of 
older commercial properties in the area has begun to establish this pattern, especially for sites in 
close proximity to the Pulse Bus Rapid Transit line. 
 
Overall, the request meets the purpose of the UMU-PD District to encourage moderate to high 
density neighborhood development integrated with commercial and civic uses. The applicant has 
held two community meetings with the surrounding residents and property owners to share their 
vision for the property and to receive input. They have also submitted proffers and a Pattern Book 
that provide assurances of quality development. For these reasons, staff recommends approval 
of this request. 
 
At their October 12, 2023 meeting the Planning Commission recommended approval of this 
request.  
 
IV.  LAND USE ANALYSIS AND IMPLICATIONS: 
 
This request would rezone 37.247 acres from R-5, General Residence District and B-2, Business 
District to UMU-PD, Urban Mixed-Use Planned Development District. The property is comprised 
of two parcels at the southeast corner of W. Broad Street and Willow Lawn Drive, home to the 
Willow Lawn Shopping Center. Initially built in 1956, the shopping center has evolved through 
several iterations since its construction. This request is envisioned to guide Willow Lawn through 
its next phase of life, which will take place in stages over the next 20-30 years.  
 
To the west, across Willow Lawn Drive, are retail and office properties zoned B-1 and B-2 and 
property recently rezoned R-6C to allow a multi-family dwelling up to 7 stories in height with 265 
units. To the south, between the subject property and Monument Avenue are a 12-story 
multifamily building zoned R-5, an office complex zoned O-2, and an access road from Monument 
Avenue to the shopping center in between. Additional office and retail uses are located to the east 
extending to the City of Richmond. The site's northern portion borders West Broad Street with M-
1 zoned properties located farther to the north. The Willow Lawn GRTC stop, located along the 
shopping center’s Willow Lawn Drive frontage, serves several bus lines, and the Pulse Bus Rapid 
Transit’s western terminus is located just west of the site along West Broad Street. 
 
Uses on the property are primarily retail, including a Kroger grocery store with fuel service, and a 
small mixture of offices. These are mainly located within five commercial buildings and multiple 
out-parcel buildings surrounded by large surface parking areas. As new development occurs, it is 
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anticipated portions of the surface parking lots will transition to new buildings and structured 
parking. 
 
The applicant has applied to rezone the property to UMU-PD, Urban Mixed-Use Planned 
Development District. This district was introduced with the updated zoning ordinance adopted in 
2021. The new district functions similarly to the previous UMU district, except items typically 
addressed and incorporated into the provisional use permit (PUP) and proffered conditions are 
now addressed in the zoning ordinance and with certain required documents, such as a master 
plan detailing development standards.  
 
The submitted documents include proffered conditions, a master plan referenced as the Willow 
Lawn “Pattern Book,” traffic impact analysis, and a parking study. The proffers would satisfy the 
Terms and Conditions document requirement set out in the Zoning Ordinance for the UMU-PD 
district. The Pattern Book includes the “Bubble Diagram” showing the general layout of future 
development by type, and street hierarchy.  There would be 11 mixed-use areas (commercial and 
residential) with approximately 2,000 residential units, over 500,000 square feet of commercial 
and offices, and a central courtyard. These areas would be developed in stages over the next 20-
30 years. The UMU-PD district allows a maximum of 60 units/acre, which would equate to a 
maximum of 2,234 residential units. The exact amounts for the residential and non-residential 
uses in each section of the property would be fully determined when individual plans of 
development are submitted. 
 
New development would adhere to the Pattern Book depicting modern and traditional design for 
mid- and high-rise residential and mixed-use buildings. Parking structures not internal to a larger 
building would be clad with a variety of materials as shown in several examples. The pattern book 
also outlines the design criteria for street design and building setbacks, block lengths, pedestrian 
and bicycle facilities, lighting, recycling, and landscaping. Based on the lack of existing tree cover 
on the site, the applicant has committed to increasing the existing amount and supplementing 
natural tree cover with additional elements such as sail shades and trellises. 
 
As new development occurs, a gridded street pattern would be established.  With the addition of 
new uses, the ability of the internal and surrounding transportation network to handle increases 
in traffic needs to be thoroughly assessed. The applicant has submitted a traffic impact analysis 
to the County’s traffic engineer and the Virginia Department of Transportation (VDOT). The report 
shows that the surrounding roadway network can handle the proposed development with signal 
retiming.  Per the proffers, updated traffic studies would be required to be submitted with each 
Plan of Development.  
 
The streetscapes include one- and two-way street sections with and without street parking. Clear 
areas for the deployment of fire apparatus would need to be located with the submittal of individual 
PODs. The size of these areas would be dependent on factors such as the anticipated height of 
structures on either side of the street.  
 
The master plan’s Bubble Diagram also outlines the phasing of the development. The proffers 
address the phasing of improvements, including new pedestrian improvements which must be 
coordinated with the first mixed-use buildings in Area 1 of the development. Similar to other 
redevelopment projects in the county, complete streetscape improvements could be phased 
based on the timing of new construction on each side of the street. 
 
Because new construction is envisioned primarily on the existing surface parking lots, the 
applicant has submitted a parking study based on development buildout. The study would be 
updated with each POD submittal to ensure parking demand is met. The zoning ordinance allows 
parking reductions based on shared uses and different peak demand hours. The submitted 
analysis would allow an overall 9% reduction in parking based on the outlined demand factors. In 
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conjunction with new development, the applicant has committed to installing electric vehicle 
charging stations and designing parking structures to allow additional charging stations in the 
future if increased demand presents itself.  
 
The proffers address other topics, including drive-thru service windows, private street 
construction, setbacks, block length, residential recycling, emergency communications and fire 
protection, vendor areas, and environmental incentives.  While the pattern book would set building 
setbacks from internal streets, the minimum setback for building along the site’s boundaries would 
be 10’ and a maximum of 50’. Use restrictions would prohibit multiple uses of concern and clarify 
the existing automobile filling station operated by Kroger could remain.  
 
Other proffers clarify density limitations and would limit new units to the totals shown for each 
area in the Bubble Diagram in the Pattern Book. The height of all buildings other than the single 
signature building, which can be up to 150’, have been limited to 100’. In addition, the signature 
building would not be located in the easternmost area of the property (Areas 1, 9, 11).  Block 
lengths would be a maximum of 650’ for new development. Hours of operation for all commercial 
uses would be limited to those in the B-2 zoning district, including the continuation of extended 
hours for businesses with previously approved Provisional Use Permits.  
 
To ensure new amenities are constructed concurrent with redevelopment, the applicant has 
detailed the timing of the planned conversion of the Central Courtyard from parking to a 
nonvehicular civic space. At least half the area, approximately 20,000 square feet, would be 
converted in conjunction with the completion of the first 645 units, and the remainder would be 
converted prior to the completion of 995 units. Sidewalks connecting any future crosswalks across 
Willow Lawn Drive to the interior sidewalk network have been proffered. The timing of these 
sidewalk improvements would be dependent on any future work conducted on Willow Lawn Drive 
by the County. 
 
The applicant held a community meeting on-site on July 11, 2023. The meeting was attended by 
both nearby residents and property owners of commercial properties. Concerns raised at the 
meeting included parking, the height of structures, pedestrian infrastructure, and increased traffic. 
Concerns over height centered on the potential location of the signature building near existing 
residents. A second community meeting was held on September 18, 2023. In addition to the 
attendees at the first community meeting, this meeting was attended by residents of the 
surrounding community to the west. Their concerns included overall density, security, parking, 
traffic, and pedestrian infrastructure. Concerns regarding student generation were also voiced. 
The applicant has submitted a proffer limiting the number of three-bedroom rental units to five 
percent in each Area of the project. 
 
Overall, the request meets the intent of the UMU-PD District to encourage moderate to high-
density neighborhood development integrated with commercial and civic uses. While the 2026 
Comprehensive Plan recommends Commercial Concentration, Office and Environmental 
Protection Area for the site, the proposed uses would add residential and additional civic uses to 
an established commercial development in close proximity to major transportation corridors and 
public transit. The applicant has held two community meetings with the surrounding residents and 
property owners to share their vision for the property and to receive input. They have also 
submitted proffers and a Pattern Book to address previously unresolved items related to building 
height, density distribution, hours of operation, and phasing of improvements. For these reasons, 
staff recommends approval of this request. 
 
At their October 12, 2023 meeting, the Planning Commission recommended approval of this 
request.  
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V.  COMPREHENSIVE PLAN ANALYSIS: 
 
Land Use Plan Recommendation: 
The 2026 Comprehensive Plan’s recommended future land use for the subject property is 
Commercial Concentration, Office, and Environmental Protection Area. While not specifically 
consistent with each one of the designations individually, a properly designed Urban Mixed Use 
project could be consistent with the amalgamation of future land use recommendations and the 
addition of residential uses. 
 
Vision, Goals, Objectives and Policies: 
This application is most consistent with the following Vision, Goals, Objectives, and Policies of 
the 2026 Comprehensive Plan: 

 Infrastructure/Service Provision and Growth Coordination Objective 6: Encourage the 
sensitive infill development of vacant or underutilized parcels in more developed areas of 
the county to more efficiently utilize existing public facilities. 

 Land Use and Community Character Goal 6: The County will have portions of the county 
which are currently developed that offer opportunities for redevelopment, infill and 
intensification to take advantage of existing infrastructure, services and utilities. 

 Land Use and Community Character Objective 7: Encourage large-tract, planned 
development to promote unified and attractive development and a sense of place, rather 
than piecemeal or incremental development. 

 
VI.  PUBLIC SERVICE AND SITE CONSIDERATIONS: 
 
Major Thoroughfare and Transportation: 
Traffic Engineering has finished reviewing the revised TIA report submitted by the consultant.  The 
report shows that the surrounding roadway network can handle the proposed development with 
signal retiming.  With the applicant proffering updated TIAs with each Plan of Development, the 
surrounding roadway network will be reanalyzed at that time to determine if any improvements are 
necessary due to future development.  
 
Drainage: 
No comments were received at the time this report was written. 
 
Public Utilities: 
The proposed redevelopment will significantly increase the water and sewer demands for this 
area. Water supply mains in Broad Street and Patterson Avenue have adequate capacity to provide 
the increased water demands for this proposed development.  Local distribution mains in Willow 
Lawn Drive and on-site will need to be upsized to provide for the peak domestic demands and fire 
flows and include multiple connections to the surrounding system to provide needed redundancy.  
 
The downstream trunk sewer has adequate capacity to serve the increased demands for this 
area.  The existing sewer pump station and local collector sewers will need to be increased in 
capacity to meet the increased demands. 
 
The locations of on-site water and sewer mains will need to be designed for the proposed street 
grid and to allow extension of mains to adjacent parcels located in the service area. 
 
An overall water and sewer master plan will be required to determine the size, location and timing 
for water and sewer improvements for coordination with the planned phasing plan for the 
development. 
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Schools: 
The plan allocates 2,235 1-Bedroom and 2(or more)-Bedroom Apartments.  The residences will be 
in the following attendance zones: 

 

School 
Level 

School 
Name 

2022 
Membership 

Functional 
Capacity 

1BR 
Apartment 

Student 
Yield Total 

2BR 
Apartment 

Student 
Yield Total 

Total 
Student 
Yield* 

Elementary Crestview 323 440 93 248 341 

Middle Tuckahoe 999 1348 32 106 138 

High Freeman 1803 1760 38 115 153 

*At Development Buildout   Total Students:   632 

 
HCPS typically projects a development’s impact on school capacity using historical student yield 
data by development type and magisterial district.  1-bedroom apartments in the Brookland District 
typically generate 8.3 elementary, 2.9 middle, and 3.4 high school students per 100 units.  2-
bedroom apartments in the Brookland District typically generate 22.2 elementary, 9.5 middle, and 
10.3 high school students per 100 units.  
 
Mixed-use developments in Henrico County typically produce fewer students than traditional 
developments; however, housing types in existing mixed-use developments are predominantly 
apartments and townhomes. Apartments within these developments typically generate fewer 
students than normal, whereas townhome student generation rates are consistent with other stand-
alone townhome developments.  
 
Based on September 30, 2022 membership and capacity figures shown above, Crestview 
Elementary is currently at 73.4% of capacity.  The analyses shown above indicates the proposed 
development could potentially yield 341 additional elementary school students.  Over the next five 
years, this development in addition to others in the area could push enrollment over 100% of 
capacity. Additional instructional space, trailers, redistricting, and/or other capacity relief options will 
be needed in the future at the elementary school level. 
 
Tuckahoe Middle is currently at 74.1% of capacity.  The analyses shown above indicates the 
proposed development could potentially yield 138 additional middle school students.  Over the next 
five years, membership/capacity ratios for Tuckahoe Middle are expected to stay below 100% of 
capacity.  However, this development in addition to others in the area could push enrollment over 
100% of capacity. Additional instructional space, trailers, redistricting, and/or other capacity relief 
options will be needed in the future at the middle school level. 
 
Freeman High is currently at 102.5% of capacity.  The analyses shown above indicates the 
proposed development could potentially yield 153 additional high school students.  Over the next 
five years, membership/capacity ratios for Freeman are expected to remain 100%. Additional 
instructional space, trailers, redistricting, and/or other capacity relief options will be needed in the 
future at the high school level. 
 
Community Revitalization: 
No comments. 
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Division of Fire: 
Where roads serve buildings greater than 30 feet, road widths shall be a minimum of 24 feet wide, 
exclusive of parking areas or medians.  This comment is in reference to street section: Primary 
Options A and C, and One Way Option A and B. 
 
Division of Police: 
Henrico Police has concerns regarding the intensifying of uses and extending hours of operation 
for commercial uses to 24-hours. The site’s current (B-2) zoning limits uses and hours of operation.  
 
After construction, Henrico Police will field calls for service and citizen complaints regarding site 
parking. More information regarding parking is needed from the applicant for the Police Division to 
make any comments. 
 
Recreation and Parks: 
No park or recreation facilities, historical, archeological or battlefield impact. 
 
Libraries: 
This request falls within the service area of the Libbie Mill Library that was part of the 2005 bond 
referendum. Presently this 40,000 sq. ft. facility, opened in October 2015, offers expanded meeting, 
study, and conference room space; digital media lab; enhanced children's and teens' space plus a 
drive-up pickup/drop-off service. As these types of developments continue to be built and the 
population in the area continues to grow, Libbie Mill Library can meet the increased service 
demands. 
 
Topography and Land Characteristics Adaptability: 
There are no known topographic reasons why the site cannot be used as proposed. 
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1001 Boulders Parkway 

Suite 300 

Richmond, VA 23225 

P 804.200.6500 

F 804.560.1016 

www.timmons.com 

To:   Seth Humphreys, Henrico County     

From: Steve Schmidt, PE, PTOE 

RE: Willow Lawn Redevelopment Parking Analysis     

Date: July 12, 2023 

Copy: Adena Patterson, AICP (McGuire Woods LLP) 

 

Introduction 

Timmons Group (TG) has prepared this overall parking analysis for the proposed Willow Lawn 

redevelopment located in Henrico County, Virginia.    

The approximately 37-acre site is currently zoned B-2 (with a small strip of R-5) and occupied with an 

approximately 493,000 S.F. shopping center (435,000 S.F. retail space and 58,000 S.F. office space).  

The Applicant is seeking to rezone the site to Urban Mixed-Use Planned Redevelopment District (UMU-

PD) to permit the redevelopment of the site, over time, into a mixed-use project.  For the purposes of this 

parking analysis, the redevelopment is anticipated to include 435,000 S.F. of retail space, 75,000 S.F. of 

office space, and 2,250 multi-family residential units. 

The following analysis was completed to determine the total number of required parking spaces with the 

full redevelopment of Willow Lawn.  The site will be redeveloped in multiple phases over time and an 

individual, phase specific parking study will be prepared with each Plan of Development (POD) submission.  

The phase specific parking study will include analysis of the parking needs during construction of that 

phase. 

Required Parking per the Henrico County Zoning Ordinance 

The Henrico County Zoning Ordinance (Ordinance), with an amended date of April 12, 2022, sets the 

number of required spaces for each land use.  Section 24-5110 sets the base minimum parking 

requirements based on individual uses as detailed in Table 5110. 

Ordinance Section 24-5113 sets the procedure (Applicability and Methodology) for calculating the number 

of parking spaces for mixed-use developments in lieu of the requirements in Section 24-5110.   

Applicability 

As detailed in Section 24-5113.A, a mixed-use development may calculate minimum parking requirements 

based on the potential for the sharing of parking spaces between uses for a maximum potential reduction 

of 30%. 
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Methodology 

The mixed-use parking requirements will be calculated as detailed in the below excerpt from the 

Ordinance: 

 

 

 

 

 

 

Step 1 – Base Parking Requirements (Table 5110)   

Table 1, below, calculates the required parking spaces for each use based on the rates from Table 5110 

for each use.   

Table 5110 distinguished between traditional multi-family residential and upper story residential which is 

residential which is above non-residential uses.   

For purposes of this analysis, it was assumed that 50% of the residential units will be in traditional multi-

family building and 50% will be upper story residential.  It is noted this mix will likely change throughout 

the redevelopment process and the parking analysis updated with each POD. 

As shown in Table 1, the base parking required for the Willow Lawn Redevelopment is 5,086 parking 

spaces. 

 

Table 1:  Required Parking Rates per County Ordinance 

 

 

 

 

 

 

 

 

Land Use
Amount Units Rate Required Spaces

Proposed Development

Multi-Family Dwelling Units 1,125 Units 2.0 spaces/unit 2,250

Upper Story Dwelling Units 1,125 Units 1.0 spaces/unit 1,125

Retail 435,000 S.F. 3.5 spaces/1,000 S.F. 1,523

Office 75,000 S.F. 2.5 spaces/1,000 S.F. 188

Total Required Spaces 5,086 

Notes:

1. Per Table 5110 of the Henrico County Zoning Ordinance.

Required Parking Per County Code(1)
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Step 2 – Hourly  Variations in Parking (Table 5113)   

The Ordinance provides time of day parking ratios that detail the percentage of occupied spaces by use 

throughout the course of a weekday and weekend.  These ratios are detailed in Table 5113 (see below) 

and indicate, for example, from 7AM to 6PM on a weekday, the residential parking need is 60% of the 

maximum and the office parking need is 100% of the maximum.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Step 3 – Hourly Parking Demand  

 

The hourly variations shown in Table 5113 were applied to the required parking shown in Table 1 to yield 

the required number of spaces by use at various times on a weekday and weekend.  The required parking 

at various times is shown in Table 2. 

 

 

Table 2:  Hourly Parking Demand 

 

 

% Parked(1)
Required 

Spaces % Parked(1)
Required 

Spaces % Parked(1)
Required 

Spaces(2) % Parked(1)
Required 

Spaces(2)

Weekday Peak

2:00 AM to 7:00 AM 100% 2,250 100% 1,125 0% 0 20% 38 3,413

7:00 AM to 6:00 PM 60% 1,350 60% 675 100% 1,523 100% 188 3,736

6:00 PM to 2:00 AM 100% 2,250 100% 1,125 80% 1,219 20% 38 4,632

Weekday Peak Parking 4,632

Weekend Peak

2:00 AM to 7:00 AM 100% 2,250 100% 1,125 0% 0 5% 10 3,385

7:00 AM to 6:00 PM 80% 1,800 80% 900 100% 1,523 10% 19 4,242

6:00 PM to 2:00 AM 100% 2,250 100% 1,125 60% 914 0% 0 4,289

Weekend Peak Parking 4,289

Notes:

1. Per Table 5113 in the Henrico County Zoning Ordinance.

Multifamily Residential Office
Required 

Spaces

RetailUpper Story Residential
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As shown in Table 2, the weekday peak parking demand occurs from 6:00 PM to 7:00 AM when 4,632 

parking spaces are required to meet the demands.  The weekend peak parking demand occurs from 7:00 

AM to 6:00 PM when 4,289 parking spaces are required to meet the demands. 

 

Step 4 – Minimum Parking Demand by Use 

 

The hourly variations in parking for each use calculated in Step 3 are summarized below in Table 3 and 

indicate 4,632 parking spaces will be required to meet the parking demands of the Willow Lawn 

Redevelopment.   

 

The required 4,632 parking spaces are a reduction of 454 (or 9%) over the base requirements calculated 

in Step 1. 

 

Table 3:  Parking Demand Summary 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Conclusions  

 

As a result of the analysis the following conclusion is offered: 

 

• Based on the current development plans, the Willow Lawn Redevelopment will require 4,632 

parking spaces at completion.   

o This represents a 9% reduction from the based ordinance required parking rates. 

• The site will be redeveloped in multiple phases over time and an individual, phase specific, 

parking study will be prepared with each Plan of Development (POD) submission. 

o The phase specific parking study will include analysis of the parking needs during 

construction of that phase. 

 

 

 

Should you have any questions or comments, please contact met at 804-200-6502. 

 

 

Land Use
Amount Units

Weekday Req. 

Spaces (7AM-6PM)

Weekend Req. 

Spaces (2AM-7AM)

Proposed Development

Multi-Family Dwelling Units 1,125 Units 2,250 2,250

Upper Story Dwelling Units 1,125 Units 1,125 1,125

Retail 435,000 S.F. 1,219 914

Office 75,000 S.F. 38 0

Total Required Spaces 4,632 4,289 

Notes:

1. See Table 2 for the hourly variation calculations.

Required Parking with  Hourly Variations(1)
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