EE:‘EEH!E,!!S =

Z‘N@ET‘ =

Conceptual hendering of Towh Center | Baskervill June 25, 2024



TABLE OF CONTENTS

01 Introduction

Project Overview S
Sliterlo et 4
05 Architecture
02 Existing Conditions Architectural
The Sigctlolicly (202495 Ch afaliia:
Mixed-Use Buildings
03 Master Planning Multi-Family Buildings
Land Use Master Plan 6 Residential Buildings
Build-Out Plan 7 Retail Spaces ==
Phasing Plan 8 Parking Garages ! ! ,
Yield Analysis 9 OfficeSpaces mE
Conversion Chart 10 LE [
Roadway Diagrams 1 06 Landscape =
BitliftiCirisAreimlrciecame it 12 SifEuereiie:s
| SEEECIREIeRY Urban Landscaping L
f Landscape and Aread 13 Trees & Planting
| Bevelopment—Plan 14 OQutdoor Furnishings
Stslxeiat S C.cHOAS Public Art
) Ore i S e R DR O HE N C R AR el LFBARREES
WS CrA =D e-Steh
SHaetegy 17 07 Wayfinding
SEEESUSHTONSE
04 Streetscapes Building Signage
Strategies 18
Town Center 19
ElRge=sis "8s P oz as 20
[SERONE (s FEe EaRs VT RORVAS 21
RieieR R A T e asiiess 01

PROJECT TEAM

SPREEERSC- o D e —ViCRESIRIEH oS
Owner: 6605 Broad, LLC c/o Reynolds Development
' Land Use Attorney: Roth Jackson Gibbons Condlin, PLC

Design Architect: Baskervill

Civil Engineer: Timmons

Conceptual Rendering of Main Street Greenway | Baskervill



Welcome to Reynolds Crossing,

a dynamic mixed-use development located

in western Henrico County, Virginia. With

its ideal location, nestled between the main
thoroughfares of Broad Street and I-64,
Reynolds Crossing will quickly connect its
residents to the heart of Richmond City.
Strategically located along an existing bus line,
the development will expand access to Greater
Richmond’s vast resources for residents and
visitors alike.

Reynolds Crossing is envisioned as an
enhanced development that integrates itself
within the existing context of retail, hospitality,
and office spaces, while adding additional
office and retail square footage alongside
civic green spaces and plazas, thoughtfully
embedded within residential and multifamily
units. The neighborhood will be stitched
together through a series of protected bike
lanes, expansive sidewalks, open plazas, and
alleys with an emphasis on the pedestrian
experience. Reynolds Crossing will provide its
residents and visitors with a more walkable
neighborhood that encourages multi-modal
transportation.

Reynolds Crossing will be designed with
resiliency, with thoughtful design strategies
that consider today’s needs with an eye
toward the future. Rezoning the existing
property for Urban Mixed-Use will allow

for a diverse range of present and future
uses, while the establishment of a street grid

pattern, imbues the development’s DNA for
compact and efficient growth over time. With
this framework, Reynolds Crossing will be
adaptable to inevitable consumer-led demands
and requirements.

Reynolds Crossing will be layered with
flexible interstitial spaces, crucial elements
that create a neighborhood identity and a
more soulful experience. Providing moments
to gather and socialize, these areas will not
only connect the neighborhood through
infrastructure, but connect people on a human
scale. Celebrating these in between spaces, like
string-lit alleyways between buildings, creates
opportunities for common areas to hold social
gatherings or provide intimate seating for a
local coffee shop. Designing these spaces with
the flexibility to become purely pedestrian for
community events like street festivals keeps
the future in mind without sacrificing the
functionality of today. Orienting a cluster of
townhouses around a shared courtyard will
create opportunity for neighbors to gather
and culture to flourish. It’s these flexible
interstitial spaces that will make this mixed-
use neighborhood vibrant, creating a sense of
place that links visitors and residents.

The community will feature modern fagades
with an emphasis on people first outdoor
spaces. Dedicated bike paths, green spaces, and
welcoming landscaping and streetscapes nod
to Henrico County’s commitment to a greener
and more active future. Vernacular materials,

such as Richmond brick, will be incorporated
into the architecture and streetscapes, weaving
historical context into the extant discourse.

A multiplicity of housing types, such as
townhomes, multifamily and denser compact
housing will offer a diversity of a lifestyles
attracting a multitude of residents seeking an
exciting new urban lifestyle.

The neighborhood will feature expansive yards,
communal parks, quiet courtyards, and shared
green spaces that encourage residents and
visitors to connect with Richmond’s temperate
climate, while the compact site plan creates

a walkable route to existing recreation trails
and access to the site’s existing environmental
features and retail amenities. Providing

these links to the environment are integral to
creating healthy and beautiful neighborhoods.

Reynolds Crossing will be an innovative new
mixed-use community with a multitude of
living styles woven into a tapestry of different
building types. Local specialty shops, eateries,
restaurants, and offices sit harmoniously
between residential and multifamily buildings.
The following pages offer a detailed guide for
how Reynolds Crossing seeks to achieve this
vision for a desirable and thriving mixed-use
development.

Conceptual Rendering [Baskérwll
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The proposed Urban Mixed Used (UMU) Planned Development
District encompasses a total of approximately 52 acres, approximately
37 of which are developable, in Reynolds Crossing, Henrico County.
This mixed-use development is bordered by Interstate 64 to the North,
Forest Avenue to the South and West Broad Street to the East. The
area is directly adjacent to existing office and retail uses to the West,
and an existing corporate campus and public school to the South. The
project is located within the Tuckahoe District.

The gradual phased redevelopment of the Reynolds Crossing site

aims to transform it into a top-notch, pedestrian-friendly, mixed-use
community. The first phase calls for establishment of new multifamily
structures and, as time progresses, evolution into a dynamic mixed-
use setting for residents, employers, employees, and visitors to enjoy.

The design strategies presented in this pattern book are intended to
foster a diverse and vibrant urban atmosphere. They encourage the
thoughtful design of streets, streetscapes, buildings, landscaping,
and signage, all contributing to the creation of an engaging urban
community.
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02 EXISTING CONDITIONS

THE SITE TODAY

Reynolds Crossing is currently a low-density private office complex
in Henrico County’s western region. The proposed UMU parcel is
currently zoned for commercial and industrial. Reynolds Crossing
development is largely surface parking lots with a mixture of office
and retail buildings and Richmond’s only full-service Westin Hotel and
conference center.

The site features a variety of canopy trees to the south along Forest
Avenue, and a perimeter of mature growth that blocks views to
adjacent Broad Street and I-64. To the North is a large bio retention
pond, bordered by a recreational path. The pond is abundant with
plant life and designed to filter surface runoff. Located in the northeast

- kit
B

section is a ravine. While the ravine is not currently designated as , . ‘ e A
conservation, development plans intend to preserve this natural hd S 0, /® ‘ ‘ g R

environmental feature.

Through the process of upzoning by improving the current land

use, Reynolds Crossing seeks to enhance the development, bringing
increased density, as well as constructing much needed housing for
the greater Richmond region. The development seeks to continue
and improve Henrico County’s commitment to a greener future with
numerous parks and plazas, and a pedestrian focused design.

WAL A

Existing Bioretention Pond in the North

\

e

Current Zoning Looking West on Forest Avenu
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03 MASTER PLANNING

CONCEPTUAL LAND USE MASTER PLAN
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CONCEPTUAL BUILD-OUT PLAN
N\

* Option for 3 bedroom units
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CONCEPTUAL FULL BUILD-OUT YIELD ANALYSIS

RESIDENTIAL RETAIL OFFICE HOSPITALITY PARKING TOTALS
LAND-USE w @ AREA AREA REQ. W/ 30% SURPLUS
< g DWELL BUILDING AREA PRK SPACEI PRK DENSITY AREA PRK SPACEI PRK DENSITY AREA PRK SPACEI PRK DENSITY AREA PRK SPACEI PRK LAND-USE PARKING PARKING SURPLUS/ SHARED (DEFICIT) W/
TYPE&ID z ] (SF) (AC) DU/AC KEYS PARKING REQUIRED CO-LOCATION
UNITS (sF) UNIT UNIT REQ (sF/ac) (sF) UNIT | UNIT REQ (sF/ac) (sF) UNIT UNIT REQ (KEYS/AC) (sF) UNIT UNIT REQ TYPE & ID LEVELS PROVIDED (DEFICIT) PARKING SHARED
DEDUCTION PARKING
MIXED-USE MIXED-USE
MU-1 2a 12 770012 | 177 141 250 192699 | 1/2BD 150 375 8475 15000 [ 35 1000 53 MU-1 428 5 445 7
MU-2 % 10 1332936 | 3.06 70 215 169500 | 1/2BD 150 323 3595 1000 | 35 1000 39 MU-2 3615 5 389 28
MU-3 6 8 152,4600 | 350 51 180 138647 | 1/2BD 150 270 28,571 100,000 | 25 1000 250 MU-3 520 5 618 98 439 179
Sub-total 362,854.8 | 833 645 500,846 968 26,000 92 100,000 250 Sub-total 1,310 1,452 143 179
RESIDENTIAL RESIDENTIAL
R-1 1 7 80,586.0 | 185 70 130 99576 | 1/2BD 150 195 R-1 195  on-street 2 172 (23)
R-2 5 9 1890504 | 434 67 290 226992 | 1/2BD 150 435 R-2 435 5 579 144 305 275
R-3 3 10 1803384 | 414 87 360 280036 | 1/2BD 150 540 R-3 540 5 88l 34 378 503
R-4 4 6 435600 | 100 60 60 47947 | 1/2BD 150 90 R-4 90  onstreet 2 75 (15)
LDR-1 4 4 1058508 | 243 23 56 82800 | 2BD 100 56 LDR-1 56 1 56 -
Sub-total 599,385.6 | 13.76 896 737,351 | 1,316 | | | Sub-total 1,316 1763 447 778
RETAIL RETAIL
COM-1 3 1 335412 [ 077 6,494 5000 [ 35 1000 18 COM-1 18 1 24 7
Sub-total 335412 | 0.77 | 5,000 | 18 | | Sub-total 18 24 7 7
COMMERCIAL - OFFICE COMMERCIAL - OFFICE
B-1 existing 6 1733688 | 3.98 206223 | 25 1000 515.6 B-1 516  MU-3/R2 1 243 (273) 516 (273)
B-2 existing 7 136916 | 261 245039 | 25 1000 613 B-2 613  R-3/R2 (613) 613 (613)
Sub-total 287,060.4 | 6.59 | | 451,262 [ w2 | Sub-total 1129 243  (s85) (sss5)
HOSPITALITY HOSPITALITY
HI existing 7 2622312 | 602 42 250 | 176936[ 100  Key 250 HI 250 1 3n | 61
Sub-total 2622312 | 6.02 | | | 176,936 | 250 Sub-total 250 3||| 61 61
OPEN SPACE OPEN SPACE
0S-1 existing 280,526.4 | 6.44 0s-1 -
0s-2 6 139392 | 032 0s-2 -
0s-3 2A 583704 | 134 0s-3 =
Sub-total 352,836.0 | 810 | | | | Sub-total - E E =
DEDICATED ROW
FOREST AVE  existing 3850704 | 884
TOTAL 2,282,979.6 | 52.41 | 29.4 | 1,541 | 1,238,197.0 | 2,284 | | 31,000 | 110 | | 551,262 | 1,379 | | 176,936 | | 250 | TOTAL 4,023 | 3793 | (230)| | 139 |
*NOTE:
1,997,395 |TOTALBUILDING AREA (SF) INCLUDES RESIDENTIAL,RETAIL, OFFICE AND HOTEL BLDG AREAS Refer to the Overall Parking Analysis provided for expanded parking calculations

4,023 NUMBER OF REQUIRED PARKING STALLS ( ALL STRUCTURED & SURFACE PARKING)

The area and intensity standards set out in the Zoning Ordinance for the UMU-PD district will also be met by Reynolds Crossing as follows:
1. A minimum of twenty (20) acres for the district. Reynolds Crossing is 52.41 acres.
2. Residential density between 10 and 60 dwelling units/acre. Reynolds Crossing is proposing a overall density of up to 60 dwelling units /acre, meeting density requirements, subject to PUP approval.

3. Residential uses are to represent between 50% - 75% of the development. Reynolds Crossing is proposing residential uses representing 50% to 60% of the development area, meeting the Zoning
Ordinance Parameters.

4. Non-Residential uses are to be between 10% - 35% of the development area. Reynolds Crossing is proposing up to 32%, landing within the Zoning Ordinance Parameters.
5. Reynolds Crossing will provide a minimum 15% open space split between programmed open space outside of the parcels and usable open space within the parcels.

6. Reynolds Crossing will provide several residential options such as multi-family dwellings with one and two bedrooms, upper story dwelling over commercial/retail and townhomes.



CONVERSION CHART

Use this Column to determine the maximum number of Use Columns to compare uses per KSF.
KSF that can be converted by use. —— Example: For every 1,070 SF of Mixed Use development, - 2 Multi-Family Dwelling Units
Example: There is a total of 363 KSF in the master plan, of or 1 townhome Dweilling unit, or 1,411 SF of Office can be developed.
that up to 20% can be converted to a different use.
363 KSF *.20 =72.6 KSF can be converted
( ) CONVERSION PER 1,000 SF OF LOT AREA
TOTALLOT AREA
DEVELOPMENT CONVERT MIXED USE MULTI FAMILY TOWNHOMES (2 OVER 2) COMMERCIAL [ OFFICE HOSPITALITY
TYPE BYUSE TOTAL/KSF #OF UPTO # OF # OF # OF STALLS # OF STALLS # OF STALLS
KSF, ESTIMATE, UNIT UNIT UNIT UNIT UNIT
(ksF) ( ) STALLS UNIT (MAX) . STALLS
Mixed Use 1,070 4 SF 20% 1,070 4 1070 4 1070 4 1070 4
Multi Family
2 DU 20% 2 2 2
MIXED USE Residential 363
Retail 72 SF ==
office 276 SF 100%
Multi Family 494 2 3 DU 20% 2 3 2 3 2 3 2 3 2 3
RESIDENTIAL
Townhomes
106 1 1 DU 100% 1 1 1 1 1 1
(2 over 2)
COMMERCIAL [
287 141 353 SF 50% 141 353 141 353 141 353 141 353
OFFICE
HOSPITALITY 262 1 1 KEYS 50% 1 1 1 1 1 1 1 1
*NOTE:
If land uses are converted the full build-out must comply with intensity standards, minimum residential and non-residential
standards, and open space standards set out in the Zoning Ordinance for the UMU-PD district Numbers in red boxes are the base
Unit/KSF for that use
Converted Parcel Mixed Use MULTI FAMILY TOWNHOMES (2 OVER 2) COMMERCIAL [ OFFICE HOSPITALITY
Parcel B-2
Area (KSF) SF # of Stalls DU # of Stalls DU # of Stalls SF # of Stalls Keys # of Stalls
Example:
113.69 121649.81 455 227 341 - - - - n4 n4

Refer to the "Mixed Use" row under the
"Commercial/Office"column'labeled "# of

Refer to Yield Summary and Stalls”, and multiply it by the B-2 Parcel KSF to
convert SF to KSF for the B-2 et an estimated # of stalls if converted
Commercial/Office parcel 4 x13.69)

being converted

Refer to the "Mixed Use" row under the

2 "Commercial/Office"column labeled "Unit", and
multiply it by the B-2 Parcel KSF (step 1) to get

an estimated buildable SF if converted

(1,070 x 113.69)



PRIMARY ROAD
(76'-85)

SECONDARY ROAD
(©8-78)

TERTIARY ROAD
(65'-68)

ALLEY/ACCESS ROAD
(a5 -45)

FUTURE ALLEY/ACCESS
ROAD

BICYCLE TRAIL

PEDESTRIAN TRAIL

PEDESTRIAN CROSSING
KEY LOCATIONS

ROADWAY DIAGRAMS

Collectively, these newly created streets will form an
interwoven roadway network in the form of a “grid”
running parallel and perpendicular to Forest Avenue.

The built-out roadway network, in conjunction with
the existing surrounding streets, will create a hierarchy
of street types based on capacity and speed, they will
work together to form the connection to the residential
domain areas and commercial services designated
within the property boundary.

The “grid” roadway network provides alternative

routes for higher traffic volumes to flow in a multitude
of directions to/from on-property destinations and
parking areas. While the roadway serves to distribute
vehicular traffic, it will in addition gather the population
along its network and provide the connective tissue

for inhabitants, workers, and visitors alike, providing
streetscape area development with pedestrian hardscape
and integrated bicycle lanes. The street layout and

the building architecture will work together to form a
cohesive whole developing it as a spatial amenity for the
public and residents.

When a proposed roadway terminates at architectural
elements, it should be treated to enhance the overall
community’s character and foster an iconic architectural
image for the community.

REYNOLDS CROSSING Pattern Book 06.25.24 11



BUILDING PLACEMENT STRATEGY

BUILDING PLACEMENT
BUILDING HEIGHTS Front Side Rear Along West Broad' Along Forest Avenue’
0| O o 0 O o O o O 0o O o O
Lot MIN.USABLEOPEN| WIDTH® Max Ist Fl. Ht. Finished Floor Yard/ | Build-To Zone Yard/ | Build-To Zone Yard/ | Build-To Zone Yard/ Build-To Zone Yard/ | Build-To Zone
PARCEL COVERAGE SPACE (min. / max) Height (Floor to Floor) | Above Grade | Setback | (min./ max) Frontage % | Setback | (min./max) Frontage % | Setback | (min./max) Frontage % | Setback | (min./max) Frontage % | Setback | (min./max) Frontage %
MIXED-USE
MU-1 50% [ ho max 8% of GSF 100'/ 500" 150’ 13" min. o} 10 0/15 80% min. 60’ 0'/20 60% min. --2 --2 -2 10 0/15 80% min. 30’ 0/ 80% min.
MU-2 30% [ no max 8% of GSF 100’/ 500° 150' 13" min. o} 10 0/15 80% min. 60’ 0'/20 60% min. 0 - -- 45' 0'/10 80% min. - - -
MU-3° 50% [ no max 8% of GSF 100'/ 500 no' 13" min. o} 30' 0 /15 30% min. 30' 0'/18 30% min. 40' 0'/15 50% - - - - - -
RESIDENTIAL
R-1 50% / no max 15% of GSF 100" / 400° 90’ 0" min. 2 35' o/ 60% min.”® 35' o'/10 80% min. -2 -2 -2 - - - 30 0'/10 80% min.
R-2° 50% [ 70% 25% of GSF* 100’/ 600° 125' 0'min. 2 50' o/ 60% min.”-8 45 0'/15 80% min. 35 - -- -- - -- 45' 0'/10 80% min.
R-3 50% [ 65% 15% of GSF* 300’/ 600' 125' 0'min. 2 50' o/ 80% min.”® 35' o/10 60% min. 35' 0'/35 50% - - - - - -
R-4 50% [ no max 15% of GSF 100' / 400 90’ 0' min. 2 25' WAL} 60% min. 35' 0/10 80% min. — -2 -2 - - - 30' 0'/10 80% min.
LDR-1° no min / 50% 25% of GSF* no min / 400’ 50' 0'min. 2 50' - 30% min. 35' -- 30% min. 35’ - 30% min. -- - -- - - -
RETAIL
COM-1 no min. / no max -- 100"/ 300 25' 13 min. 0 35 0'/15 80% min. | 30 0/15 30% min. | 0 | - - - | - - - - -
COMMERCIAL - OFFICE
B-1 30% [ no max 5% of GSF 100’/ 500° 120 13" min. o 30° 0'/10 80% min. 45 0/15 60% min. 30 - - - - - - - -
B-2 30% [ no max 5% of GSF 100’/ 500° 120° 13" min. (o} 30 - - 45' 0'/15 60% min. -2 -2 -2 -- - -- 30 0'/10 80% min.
HOSPITALITY
H-1 30% / no max — 100’/ 600 120 | 13" min. | o 30 — — I 30 — — | 40 I - — 45 | no min/ no max I 0% - - -

General Notes

i.  Minimum Yard/Setback and Build-To Zone is required if yard is adjacent to a proposed or existing roadway as shown on the ‘Conceptual Build-Out Master Plan’, otherwise side
yard is 0’ with a minimum 50’ total setback between buildings within the parcel and/or on adjacent parcels. Townhomes are the exception (see

ii. Yard/Setback requirements shall be measured from the parcel boundary.

v. Towers, cupolas, and other rooftop features with a footprint smaller than 15’ x 15’ may extend up to 20’ above the max. height limit.
vi. For structures 8 levels and above, a 25’ min. setback is required at level 5.

vii.

demolished, and the lot is redeveloped.
viii. Exceptions to yard setbacks may be allowed where design considerations provide for a unique, urban style feature, such as sidewalk cafes,

building entrances, plazas, and similar design features. The intent is to create a unique urban landscape and not to restrict design creativity.

ix. Street level dwelling uses permitted except frontages abutting the Town Center (OS-3), or where offices shall occupy the levels above.
X. Residential and Mixed use developments shall contain no less than 50 dwellings units per building with the exception of Townhomes.
xi. With the exeption of Townhomes, refer to proffers for Multifamily usable open space, outdoor and indoor amenity perameters.

Footnotes

1.  West Broad Yard/Setback requirement pertains to parcels that abut West Broad regardless of frontage orientation.

2. Forest Avenue Yard/Setback requirements pertain to parcels that abut Forest Avenue regardless of frontage orientation.
3. Within an 85’ setback from the Forest Avenue ROW the maximum allowable building height is 35’
4.

20% of usable open space provided to be accessible at grade from parcel frontage and allocated as contiguous public green space or

public courtyard.
Lot width will pertain to scenarios where designated parcels are redefined or subdivided.

5

6. Maximum of (6) 2 over 2 Townhomes per cluster. Minimum of (4) 2 over 2 Townhomes per cluster. A minimum clearance of 24’ is
required between clusters

7. Frontage will include a minimum of 2,000 sf of street-oriented frontage dedicated to amenity and/or retail. If retail, SF not to exceed the
capacity of parking provided by adjacent on-street parking.

8. A 20% minimum of the building facade along the street frontage shall be comprised of windows and/or glass doors that allow views

out/into the interior building, as indicated on page 28 of this pattern book.
9. Street level amenity/commercial space to be provided and to include a pedestrian passage from existing office building to parking deck.

iii. Minimum 10’ buffer from edge of areas designated as ‘No Build Zones’ for all structures and surface parking; No buffer required for pedestrian/bike trails.
iv. [Existing mature trees along Forest Avenue within parcel yard/setbacks zones will be maintained/preserved to the extent possible.

Lots containing existing buildings will be exempt from compliance with the above requirements, until such a time that the existing building is
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@ Main Street Greenway
@ Town Center Plaza

@ Forest Buffer

@ Recreation Trail

@ Pond

@ Occupiable Roof Terrace
@ Vegetated Roof

The Grove

@ Pocket Park

. Pocket Plaza
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@ Existing Forest Ave
Tree Canopy

@ Pedestrian Connection to
Broad Street

@Additional space for
Amenities (Dog Park,
Fitness Loop, Playground)

. Pedestrian Plaza
Connection to Forest Ave

@ Park Plaza

West Broad Open Space
and 25’ ladnscape Buffer
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STREET SECTIONS

The street sections on the following pages
illustrate the typical roadway strategies.
Reynolds Crossing will prioritize pedestrian
and bicycle travel with dedicated lanes
separated by landscaping. Landscaping buffers
between traffic will enhance the safety of the
pedestrian and cyclist experiences, demonstrate
commitment to a greener future by encouraging
alternative modes of transportation, and create
a more beautiful streetscape.
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SECTION 1: SECTION THROUGH PRIMARY STREET - 76’ 85' ROW
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MULTI-FAMILY OPEN SPACE DIAGRAM
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RESIDENTIAL OPEN SPACE DIAGRAM
(LDR-1 FOR REFERENCE)

Elevated Private
- Open Space

OPEN SPACE DIAGRAMS

The diagrams on this page illustrate the typical
open occupiable space happening at multiple
levels within the development. Reynolds
Crossing will encourage the use of building
stepping to prioritize landscaping to enhance
the resident & user's experiences, reference the
06 Landscape section for expanded description.

P> Ground Level Public Plaza
T

T4 @%Wﬁ =

MIXED-USE OPEN SPACE DIAGRAM

(MU-2 FOR REFERENCE)

Elevated Private
Open Space
A

Ground Level Public
Open Space

MULTI-FAMILY OPEN SPACE DIAGRAM

(R-2 FOR REFERENCE)



The central theme for Reynolds Crossing
is human scaled design. This will be
achieved by implementing walkable
blocks and streets. Housing will be
available at a variety of scales such as
townhomes and apartments all in close
proximity to retail and other amenities.
Accessible public spaces such as the
proposed Town Center and pocket parks
will be located throughout the site,
providing a range of experiences for
users. There will be a focus on access to
existing public transportation to expand
the reach of those services offered in the
Greater Richmond Region.

Reynolds Crossing will be designed
for the present and the future. The

gridded street system will make the

URBAN DESIGN STRATEGY

neighborhood walkable and navigable.
Most importantly, this system is also very
adaptable for future changes in land use.
By setting up the neighborhood this way,
the project is innately pedestrian focused
and resilient to future change.

Buildings will be set back from the
street with a focus on the pedestrian
perspective. Sidewalks will be generous,
bike lanes will be protected, and buffers
between these paths of travel will be
landscaped. Trees will line the streets,
providing shade for pedestrians walking
below. And rooftops will be accessible
for residents, reinforcing a commitment
to connecting residents and visitors with
nature.
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The streetscape will be the connective tissue of
Reynolds Crossing, and careful consideration will be

taken in their design. The streetscape will feature a
grid plan. The orthogonal geometry of the grid will be
not only satisfying and beautiful, but will encourage
movement and facilitate wayfinding by establishing
orientation. Anchoring the main Town Center to

the East without a through street will reinforce the
idea that the Town Center is a place to gather and
prioritize a pedestrian centric experience. Providing
the Town Center with a roundabout will add
flexibility for a variety of programmatic uses such as
a food truck night or a monthly artisan’s market.

Dedicated and protected bike paths will be provided
along Main Street in the central East/West direction.
These paths will also be provided along the East

and West perimeters in the North/South direction.
Dedicated bike paths will create safer sidewalks,
improve traffic flow, as well as bolster Henrico
County’s commitment to a greener and more active
future.
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Extensive sidewalks will connect residents and
visitors along the main thoroughfares as well as

the fringes of the neighborhood to create a truly
pedestrian experience. The interstitial spaces will be
accented with landscaping brick pavers in between
buildings and at prominent corners. These spaces will
become a hub for residents and visitors to gather.

Landscaping will be a part of the streetscape tapping
in to their functional and aesthetic purposes. In time,
trees will create canopies over Main Street, providing
a human experience rooted in nature. Landscape
buffers will be provided between sidewalks, bike
lanes, and roads creating a deeper sense of safety
and beautifying the neighborhood for the long

term. These landscape buffers will also enhance the
pedestrian experience, encouraging users to quite
literally slow down and smell the flowers.
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The Town Center will be the pulse of the neighborhood.
Strategically located off the primary thoroughfare

of Main Street - and without a through street - the
Town Center becomes an adaptable arcade. In closing
off vehicle access to the roundabout, the Town Center
transforms into a pedestrian centric plaza with ample
space for street festivals and community events.
Maintaining vehicle access as an option allows for a
more versatile use of the plaza, and expanding options
for its use to include events like food truck nights and
farmer’s markets.

The central courtyard located behind the townhomes
will create a private space for residents to connect with
each other and nature. Landscaping will be lush and
create a sense of pride. Offering a communal courtyard
for the townhomes adds a variety of privacy levels that
are important for residents and creates a beautiful space
to disconnect from urban life.

TOWN CENTER
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Reynolds Crossing’s architectural language The underlying architectural theme across the

) serves as the primary theme of the development will be the grid. The grid goes beyond
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development, shaping not only the physical
environment but also the social and cultural
fabric of the community. Reynolds Crossing
will be home to a number of new buildings
with a variety of uses. By prioritizing
functionality, aesthetics, and sustainability,
the goal is to create a vibrant, inclusive, and
enduring urban landscape that enriches the
lives of all who call it home.

serving as an organizing tool of the master plan, and
becomes a driving design principle in the facade. Grids,
can be rigid, as seen in the conceptual design for the
mixed-use buildings, but also offer design flexibility if used
dynamically, as shown in the multifamily architecture.

The grid serves as a unifying element - flexible in concept,
allowing for variety in design possibilities and playfulness
in its execution, while unifying the architectural
vernacular across multiple typologies and styles.

Exterior building materials viewed are to be primarily

of brick, natural or simulated stone, finished concrete,
powder-coated metal panel systems, and glass.
Predominantly residential buildings will use cementitious
siding as a primary material if under four stories, or at
residential portions of buildings above a podium level.
Small accents of cementitious siding below the podium
will provide those buildings with a cohesive appearance.
Additionally, durable performance wood, or simulated
wood-grain aluminum, siding will be used at sheltered
locations within residential areas, such as at balcony
recesses, to provide a warm natural accent to the
predominantly man-made materiality of the development.

All buildings will incorporate a base of durable material
where meeting grade, with a preference for brick to lend
a sense of permanence and local character. This guideline
should be followed unless the facade is predominantly

an aluminum storefront system with coordinating metal
panel at areas intended for retail or primary building
entrances where large expanses of glazing are desirable.
Other durable and lasting materials such as anodized
aluminum, brass, bronze, copper, stainless steel, etc.. will
play as accents on the exterior, and should be compatible
with the character of each building and be consistently
applied when used.




MIXED-USE BUILDINGS
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Central to the architectural design of mixed-use
buildings is the layered integration of different
functions, each serving its own purpose while
contributing to the overall synergy of the development.

At street level, retail spaces will be strategically
positioned to engage with pedestrians, enhancing the
vitality of the surrounding streetscape and fostering a
sense of community. Storefronts will be expansive and
inviting, encouraging window shopping, and offering
invitations to passers-by.

Above the retail podium, residential units will rise to
accommodate a diverse range of urban dwellers. The
architectural design of these units prioritizes efficient
use of space, natural light, and privacy. Amenities will
include communal outdoor areas, green spaces, and
shared recreational facilities. Flexibility is key, with
adaptable floor plans that offer a range of lifestyles and
demographics, from young professionals to families to
empty nesters.

Mixed-use buildings provide the connection between
disparate uses, like residential and retail, creating
something dynamic and vibrant. By integrating mixed-
I I I @ . NN ' use buildings within the existing office complex,

\ NN Reynolds Crossing will improve and enhance the

Stratospherel London UK | Allies an

development.
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MULTIFAMILY BUILDINGS
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The multifamily buildings within Reynolds Crossing will be
primarily podium-style developments with parking below
and residential units above. The architecture aims to create
exciting and socially inclusive environments. By integrating
parking within residential, and activating upper levels with
amenities and open spaces, these buildings will contribute to
the vitality and livability of the overall development.

Residential floors will be organized around central courtyards
either at grade or above a parking deck creating opportunities
for community interaction and outdoor recreation. These
courtyard levels are designed to be activated with 2-3 outdoor
amenities which should include a pool, pool deck, and seating
areas. Architectural features such as balconies, terraces, and
expansive glass further enhance the livability of these spaces,
providing residents with opportunities to connect with nature
and socialize with their neighbors.

Architecturally, the multifamily buildings will create a sense
of place within the development, with distinctive facades,
materials, and massing that contribute to the character of the
neighborhood. Fagade treatments include a mix of materials
including brick, stone, glass, and metal, with variations in
color, texture, and scale to create visual interest and rhythm.
Architectural details such as recessed balconies, articulated
facades, and landscaped setbacks further enhance the
buildings’ aesthetic appeal while also providing functional
benefits such as shading and privacy.



RESIDENTIAL BUILDINGS

The architecture of the residential buildings is

characterized by an emphasis on scale, individuality,
and community. Through thoughtful design,
attention to detail, and the integration of private

courtyards and characteristic gables, the townhomes
offer residents the best of both worlds: the charm

and character of traditional residential architecture,

combined with the convenience and connectivity of
urban living.

These buildings will typically be smaller in scale,
with narrow frontages and only a few stories to
maximize land use. By clustering multiple homes
together in close proximity, the development
promotes social interaction among residents. Shared
amenities such as communal greenspaces further
enhance this sense of community.
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Indoor amenity and retail spaces in Reynolds
Crossing will be located at the grade level of mixed-
use and multifamily buildings. A sporting facility
along with other amenity or retail types will be
introduced within these spaces. By prioritizing street
front presence, accessibility, and pedestrian-oriented
design principles, these spaces will contribute to

the creation of vibrant, inclusive, and economically
thriving communities where people can live, work,
and play.

Fagades are designed to engage with passers-by,
with large windows, clear entrances, and eye-
catching signage that draw attention and invite
exploration. Architectural features such as awnings,
canopies, and outdoor seating areas will further
activate the street front, creating opportunities for

AMENITY AND RETAIL SPACES

social interaction and enhancing the overall vitality
of the urban environment.

In addition to their architectural design, amenity and
retail spaces at grade level often incorporate outdoor
amenities and landscaping features that further
enhance their appeal and functionality.




PARKING GARAGES
With a variety of different functions, the development
will need to address the relatively high demand for
parking infrastructure. Parking spaces will be located
inside garages within the podium structure of the
multi-family and mixed-use buildings. Parking will
be carefully integrated into the buildings’ overall
design, often concealed behind fagades or within the

building footprint to minimize their visual impact on The examples on this page illustrate how parking
the surrounding streetscape. Materials will meet the garage screen can be attractive and functional; an
minimum opacity as outlined in the proffer. The use of extension of the architectural design. Examples
setbacks, landscaping, and screening will be employed to  include metal panels, natural wood panels, and
soften the transition between the parking levels and the prefabricated screens that meet the specified opacity
residential units above. requirements.
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The architecture of office spaces within Reynolds
Crossing embodies a blend of innovation,
functionality, and aesthetic appeal, intended to
cater to the diverse needs of modern businesses
while enhancing the overall urban fabric of the
development itself.

In the new building located in the northwest part

of the development, the office architecture is
characterized by sleek, contemporary design. The
building’s fagade will feature clean lines, modern
materials, and expansive glazing that maximize
natural light and provide panoramic views of the
surrounding landscape. Sustainable design principles
will be integrated throughout, with energy-efficient
building systems, green roofs, and ample outdoor
spaces that promote employee wellbeing and
engagement with the surrounding. The architectural

——
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OFFICE SPACES
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character of the new buildings intends to speak to

the language of the existing office buildings, to create
a cohesive community. Additionally, the potential for
smaller pockets of commercial and office uses within
primarily residential buildings, allows for considered

market-driven growth over time.




The Low Line | RVA | Waterstreet Studio | native planted pedestrian trail

Landscaping for Reynolds Crossing will prioritize
native plantings and harmonious placement, all
while satisfying the County’s zoning requirements.
Streetscape sections, shown previously, include
street tree verges and landscape buffers at interface
edges between pedestrians and vehicles. This feature
is included both adjacent to sidewalks and dedicated
bike lanes, so that there is both an attractive and
safe separation of pedestrians from vehicular traffic.
Central medians with green spaces will be employed
where roads have multiple lane connections to
Forest Avenue, as well as within traffic calming
features and parking areas on the site. The plan also
intends to continue the shade tree canopy along
Forest Avenue by either retaining existing trees or
planting for future canopy coverage. The site already
features a vegetated berm as a buffer along portions
of the East and North adjacent to Broad Street and
I-64, with a landscaped bioretention pond. Future
development intends to maintain and improve access
to the trail around the pond as a recreational feature
by connecting it through the site and to Forest
Avenue with new bike lane routes.

Open green space is an important feature even
within the more urban setting of a UMU, and as
indicated in the previous massing and set-back
section, development intends to follow a pattern
which allows for occupiable green space both at
grade and within the section of each building.
Portions of the master plan are intended to
accommodate use of green roofs at these setbacks
and upper podium levels to provide for “urban
yards” on residential use floors above street level.

In an urban setting, pockets of green space serve as
an essential respite for residents and other users.
Thoughtful planning will incorporate elements like
overhead shade tree canopy, and low-level plantings

STRATEGIES
to soften edges and foundations while maintaining
safe sitelines. Additional plaza, park, and town
center areas will offer comfortable seating, flexible
uses and amenities, and plantings to encourage
gatherings,
relaxation, and outdoor activities. Strategies will also
aim to include water quality features and low impact
landscaping.

Outdoor civic areas, including town centers and
plazas, are important to the vitality of a mixed-use
development. These will be located throughout the
site to provide areas for building activities to spill
out into the landscape. These spaces will include
durable hardscaping and street furniture which
should complement and coordinate with adjoining
architecture and provide for flexibility of uses in
these spaces. The selective use of brick or stone
pattern pavers at plaza spaces and associated street
crossings will emphasize these areas. Planters are
encouraged near storefronts and the perimeter of
outdoor dining areas. The design calls for public
art to be incorporated as an integral part of the
landscape, while also providing a playful spot for
contemplation and delight.

The ideal urban experience is one where people can
effortlessly navigate a streetscape that is designed
for pedestrians with their needs and well-being

in mind. This includes safe, walkable streets that
prioritize pedestrians over vehicles, featuring wide
sidewalks, ample green spaces, and comfortable
seating. Access to public transportation is

seamless, providing efficient connectivity. Vendors,
restaurants, and local businesses line the sidewalks,
creating a vibrant and diverse urban culture.



Landscape Strategies will define and emphasize
circulation systems and the spatial quality of open
spaces providing opportunities for large shade
and evergreen trees as well as understory and
shrub plantings. Trees and plantings will be used
throughout emphasizing entrances or community
gateways, activity nodes, and facilties. Final
determination will be provided with each plan of
development.

Landscaping opportunities will maximize
perservation of existing trees along Forest Avenue
and in areas designated as 'No Build Zones' and will
continue to foster a feeling of permanence.
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URBAN LANDSCAPING
Suitable tree species should be selected to suit the
site conditions for longterm sustainable growth
and selected for their visual quality throughout
seasonal changes and determined by their resilience.
Spacing of tree plantings should take in to account
the ultimate mature size of the species and should
provide shade along pedestrian paths and also respit
where residents and visitors gather and stay.

Suitable soil volume and space will be provided in
continuous planting beds to sustain the mature size
of trees instead of small isolated tree pits or small
separate planters.
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OUTDOOR FURNISHINGS
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: UTILITIES
Lighting
Within the Reynolds Crossing development, street lighting strategies will aim to minimize the use of energy,

reduce glare, and minimize light pollution across site boundaries while adhering to zoning ordinance
requirements. Intended to enhance safety across the site, lighting also enhances the character of the
properties by accentuating the architecture and reinforcing the program of each distinct space. Outdoor
lighting will be designed at a pedestrian scale to supply adequate illumination for both pedestrian use of
the sidewalk, plazas, landscaped areas, and streets, in addition to vehicular use of the streets, with a total
preferred height (pole and light fixture) of 20’-0” at major intersections and 15’-0” at other locations.
Building-mounted decorative fixtures will be designed and selected to harmonize with the architectural
character of individual buildings while complimenting the site lighting that is consistent throughout the
development. In exterior plazas and along pedestrian pathways the use of low-level, downlighting integrated
into plaza walls, stair sidewalls and/or risers will be considered. The lighting levels provided should
illuminate changes in elevation such as steps, ramps, and steep embankments.

Utility Services
= = s = ] Utility services should be located under the sidewalk adjoining the curb wherever practical. In situations

where this is not practical, utilities should at least be concealed within the architectural design or screened

== -

Promenade Pole Lizjhting

with an enclosure or by landscaping that is compatible with the character of the surrounding architecture.
The developer shall pay special attention to the approval and treatment of transformers, building generators,
dumpster enclosures, telecommunication equipment, security cameras, electric, gas and other meters. All

Exterior Stair Tread Lighting outdoor recycling and refuse collection areas will follow Henrico County regulations. All power distribution

Ground Directed LED Street Lighting
shall be underground. Additionally, all utility lines, particularly lateral sanitary sewer lines, should be

designed so they will not interfere with tree well locations.
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SITE SIGNAGE

The wayfinding signage within Reynolds Crossing
combines bold, modern, and playful design elements
that are seamlessly integrated into the architecture,
creating both functional and aesthetically pleasing
elements throughout the site.

Building signage serves as an integral part of the The street grid layout of the development further
architectural expression, with sleek and contemporary enhances wayfinding and orienteering, with
designs. Landmark signage adds a sculptural element intuitive pedestrian circulation and easy access

to the landscape, serving as both visual anchors and to surrounding amenities and attractions. This
points of reference to help orient visitors within the site. ~layout promotes pedestrian activity, fosters social
Wayfinding signage is also integrated into posts and interaction, and creates a sense of connectivity and
lamps along pedestrian walkways and public spaces. cohesion within the community.
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BUILDING SIGNAGE
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