
Draft Rio29 Form Based Code
Board of Supervisors Work Session
December 16, 2020



Agenda
1. Welcome & Rio29 Project Overview
    Presentation (5 min)

2. Development Scenarios
    Presentation (5 min)

3. Rio29 Form-Based Code Review & Discussion 
 Presentation & Discussion (40 minutes)

4. Prioritizing Future Work & Next Steps  
    Presentation & Discussion (10 minutes)



Project Overview 
& Update



Rio29 Small Area Plan Vision
“a connected network of complete 
streets, which are designed for all 
users” 

“a network of sustainable and usable 
public spaces that enrich community”

“vibrant and diverse mixed-use” 

Water Square Benthemplein Floodable Park 





DRAFT Framework
Section 1. Regulating Plan 
      • Regulating Plan
      • Uses
       • Affordable Housing

Section 2. General Standards
      • Building Standards
      • Street Standards
      • Parking / Loading Standards
      • Architectural Standards
      • Amenity Space Standards

Section 3. Incentives



2020 Work Plan
• Collaborate across County departments 

and with external agencies on draft code

• “Peer review” and scenario modeling 
consultant services 

• Engagement with Rio29 Steering 
Committee 

• Virtual sessions with property owners & 
community members

• Planning Commission & BOS work 
sessions



Today’s Goal
• Share the draft form-based code developed based on consultant and stakeholder 

feedback

• Receive feedback on current code content to incorporate prior to public hearings 
scheduled for Q1 2021

• Receive feedback on prioritization of future work



Development Scenarios



Core Existing Conditions 
NW Corner of Rio Road and Route 29



Core Development Scenario 

DISCLAIMER: This is a hypothetical development 
scenario intended to test and demonstrate the draft 
Rio29 form-based code as of November 2020. This is 
not a real development proposal and is for 
demonstration purposes only.



DISCLAIMER: This is a hypothetical development 
scenario intended to test and demonstrate the draft 
Rio29 form-based code as of November 2020. This is 
not a real development proposal and is for 
demonstration purposes only.



Flex Existing Conditions 
29th Place Shopping Center



Flex Development Scenario

DISCLAIMER: This is a hypothetical development 
scenario intended to test and demonstrate the draft 
Rio29 form-based code as of November 2020. This is 
not a real development proposal and is for 
demonstration purposes only.



DISCLAIMER: This is a hypothetical development 
scenario intended to test and demonstrate the draft 
Rio29 form-based code as of November 2020. This is 
not a real development proposal and is for 
demonstration purposes only.



Edge Existing Conditions
Undeveloped Parcel on Berkmar Drive



Edge Development Scenario

DISCLAIMER: This is a hypothetical development 
scenario intended to test and demonstrate the draft 
Rio29 form-based code as of November 2020. This is 
not a real development proposal and is for 
demonstration purposes only.



DISCLAIMER: This is a hypothetical development 
scenario intended to test and demonstrate the draft 
Rio29 form-based code as of November 2020. This is 
not a real development proposal and is for 
demonstration purposes only.



DRAFT Rio29 Form-
Based Code Review



Overarching Edits
• Incorporated provisions for administrative modifications and Special Exceptions

• Created graphics and diagrams

• Refined code and created specific standards with internal County staff and external  
  agencies

• Removed incentives section; incorporated throughout document



Framework - Administration
Staff Recommendation - Optional Overlay District

• Provides property owners additional uses and development rights not allowed 
  within current zoning districts 

• Enables mixed-use development through a by-right review process

• Allows an affordable housing requirement to be included 

• Consistency with project goal to develop an ordinance that works for current 
  conditions and allows the area to transition over time



Peer Review Feedback Summary
• Include overarching goals for the form-based code and more context from the Rio29 
Small Area Plan

• Specify if and how existing buildings can be incorporated into redevelopment

• Concern about the district being implemented as an optional overlay, leading to 
patchwork development (or none at all)

• Incorporate graphics and illustrations throughout the code to clearly communicate 
concepts and standards



Current Draft - Administration
• Properties located in the Rio29 Form-

Based Code district are eligible to 
develop under this overlay district by 
submitting an application.

• If the owner develops under the Rio29 
FBC, the regulations are applied to the 
entire parcel. 

• Phased redevelopment of existing 
structures may occur by submitting a 
Redevelopment Plan. 

  (See Attachment B1 pg. 3-9)



Development Review Process
Properties that choose to develop in 
accordance with the Rio29 FBC will be 
subject to a staff (administrative) approval 
process. 

These projects will not be reviewed by 
the Architectural Review Board, Planning 
Commission or Board of Supervisors 
(legislative review process), unless an 
application for a Special Exception or a 
Special Use Permit is submitted.



Framework - Regulating Plan
The Character Areas dictate permitted uses and 
general standards applicable to each property.

   • Core
   • Flex
   • Edge 
   • Amenity Space
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Feedback Summary
• Identify street locations on the Regulating Plan to ensure continuity of development 

• Provide more guidance on Civic Space types and locations 



Current Draft - Regulating Plan
The Character Areas dictate permitted uses and 
general standards applicable to each property.

   • Core
   • Flex
   • Edge 

There are points that indicate the general location 
and type of Civic Spaces required in the Rio29 
area.

(See Attachment B1 pg. 10-11) 
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 • Utilizes a broad category approach

 • New / updated use categories for: 
  • Artisan Manufacturing
  • Commercial Parking
  • Office
  • Retail Sales and Service
  • Temporary Use

Framework - Uses



Feedback Summary
• Consider allowing interim uses



Current Draft - Uses
• Broad category approach remains

• Refined categories based on reality of 
Virginia’s Dillon Rule status

• Created new standards for Temporary 
Uses and Artisan Manufacturing

(See Attachment B1 pg. 12-14) 



Discussion



• Four street types based on SAP:
 • Boulevard
 • Avenue
 • Local Street 
 • Through Corridor (Rt. 29)

• Street Section Components Table

• Street Amenities Table

Framework - Street Standards



Feedback Summary
• Identify street locations on the Regulating Plan

• Identify how street standards apply to smaller parcels

• Clarify ownership and maintenance of streets 

• Align streets to incorporate views (Planning Commission)

• Continued / ongoing implementation of the SAP through County investment, 
  ensuring safe bicycle and pedestrian access across Route 29, evolving 
  transportation options (Planning Commission)



• Street types based on the Rio29 Small Area Plan 
and two new street types:

• Pedestrian Passages
• Alleys

• Refined standards for street components 
(bike lanes, sidewalks, etc.)

• Refined standards for streetscape elements 
(seating, trash/recycling, lighting, trees)

• Updated section diagrams / graphics

Current Draft - Street Standards



Sidewalk

8’ 6’

Landscaped
Separation

Zone

5’ 3’

Bicycle
Lane

Bicycle
Buffer

11’

Travel
Lane

11’ 11’ 11’ 3’

Bicycle
Buffer

Travel
Lane

Travel
Lane

Travel
Lane

5’

Bicycle
Lane

6’

Landscaped
Separation

Zone

Sidewalk with 
Outdoor Seating

12’6’

Landscaped
Median

Current Draft - Street Standards
• Small parcels exempt from block size 
requirements

• Street standard modifications

• Public (VDOT or Albemarle County) 
ownership and maintenance of streets

(See Attachment B1 pg. 15-27) 



•  Specific building standards 
apply based on a property’s 
Character Area:
 
 • Height 
 • Ground Floor Ceiling   
       Heights 
 • Block Length 
 • Build-To Lines

Framework - Building Standards



Feedback Summary
• Reconsider height minimums to allow for redevelopment of existing buildings and 
incremental new development

• Allow for more flexibility in block size to account for existing conditions and unique 
site features

• Consider allowing counterflow streets along Route 29 by adjusting the build-to line



Current Draft - Building Standards
•   Change minimum height 
requirement in the Core to 2 stories
• Provide for flexibility in block length 

if pedestrian passages or alleys are 
provided 

• Shift from a build-to line to a build-to 
range

•  Maximum average distance 
between ground floor entrances
•  Height bonus provision for 
affordable housing

(See Attachment B1 pg. 28-31) 



Minimum: 1 space per 1000 gross 
square feet and 0.5 spaces per hotel 
room
Maximum: The number of private, 
on-site, surface parking spaces shall not 
exceed 150% of the parking minimum. 

Framework - Parking Standards

Parking can be located off-site or shared within ¼-mile of the site when a shared 
parking agreement is provided.

Street parking located on or adjacent to the site may be counted towards the 
minimum requirement. 



Feedback Summary
• Incorporate rideshare space requirements

• Design guidance on structured parking

• Consider standards for e-bikes and charging stations (Planning Commission)



Motor Vehicle Parking Standards

Current Draft - Parking Standards

Bicycle Parking Standards

• Requirement for rideshare parking

• Additional guidance on structured 
parking 

• Short-term and long-term bicycle 
parking standards

(See Attachment B1 pg. 32-35) 



Discussion



• Proposal for administrative process to review compliance 
with Entrance Corridor Guidelines

• Architectural standards proposed for: 
transparency, materials/color, façade articulation, lighting, 
parking structures, and equipment/service areas

Framework - Architectural Standards



Feedback Summary
• Shared precedents for regulating facade articulation and transparency

• Design standards to be incorporated as future work 

• Collaboration with ARB via virtual work sessions and feedback forms 



Architectural Design Standards
Transparency & Facade Articulation

• Defines percentages of building 
“transparency” for facades facing 
streets and Civic Spaces
• Defines a “maximum facade segment 
length” for building facades facing 
streets
(See Attachment B1 pg. 36-39) 

Transparency is the amount of glass within the frames of windows and doors as a percentage of 
the building facade. 

Ground Story (60%) 

Upper Story (40%) 

Upper Story (40%) 

1 Story

1 Story

1 Story

Ground Story
(Minimum Height: 
15-ft floor-to-floor)

Maximum Facade Segment Length  
Applicable to buildings facing a Boulevard, Avenue, Pedestrian Passage or 
Civic Space*

No building facade segment without a 
physical or visual facade break shall 
exceed double the building height 

*No building facade segment facing Route 29 shall exceed four times the building height proposed 
without a physical or visual break in the plane of the facade.



Architectural Design Standards
Alignment with Entrance Corridor Guidelines
• Minimum planting requirements by Street 
Type

• Lighting requirements (color temperature, 
brightness and decorative lighting)

• Screening for mechanical, service and 
loading areas

• Permitted and prohibited building 
materials



• Staff incorporated additional amenity spaces and 
  expanded previous locations shown on the draft 
  Regulating Plan

• All developments must dedicate a minimum area to 
  onsite amenity space 

• Permitted amenity space types are indicated by a 
  property’s Character Area

(Design Standards to follow in 2020)

Framework - Amenity Standards
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Feedback Summary
• Reduce Civic Space percentages required due to provision of streetscape elements

• Consider allowing Pedestrian Passages to count towards Civic Space requirements 

• Additional guidance on Civic Space locations 

• Clarify ownership and maintenance of Civic Spaces
• Albemarle County ownership and maintenance (BOS Work Session 11/4) 



Civic Space Standards
Plantings

Street Frontage on 
at least 2 sides

Movable Furniture

80-ft

80-ft Areas to sit

Areas to sit

30-60 ft

300-ft length 
minimum

Maximum of 15% impervious surface 
area, excluding Shared Use Path

Open grass lawn and plantings

Shared Use Path

Trees

(See Attachment B1 pg. 40-49) 



Framework - Incentives
• Additional, non-required building 
  elements can warrant additional 
  development rights / different form 
  standards

• Proposed point-based system to be 
  eligible for bonus categories

• Point allocations are illustrative and 
  aim to solicit feedback on the overall 
  approach



Feedback Summary
• Remove this section given that the code is intended to be implemented as an 
optional district (incentive zoning)

• More detail and clarity on incentive standards  

• Additional development rights (height bonus) is the most meaningful incentive 
 (Property Owner & Steering Committee meetings)



Current Draft - Incentives
Incorporated into Building Standards & 
Affordable Housing sections

Created new Civic Space Types 
(Indoor Civic Space and Pedestrian 
Street)

Required long-term and short-term 
bicycle parking

Created new Street Types (Pedestrian 
Passages and Alleys) 



Current Draft - Affordable Housing
• Required percentage of affordable 

housing - three options aligned with 
Albemarle County Housing Policy 
Update 

• Provision of additional affordable  
  warrants additional development 
  rights (height bonus)

(See Attachment B1 pg. 50) 



Discussion



Prioritizing Future Work
Staff Recommendation - Top Priorities

• Street Network Regulating Plan: Identify future street locations to provide clarity and 
continuity

• Civic Space Design Guidance: Design standards for Civic Spaces and required facilities

• Transit Planning: Identify transit infrastructure needs for Rio29 and appropriate locations 
  for stops, facilities, and transit hub

PC Recommendation: 
• Support for staff’s future work recommendation (above)
• Incorporate sustainable building and site design standards (building orientation,  Low-
  Impact Development (LID) standards, energy efficiency)



Do you support staff’s recommended 
priorities for future work? 

Do you have anything to add? 



Next Steps
• Incorporate feedback/comments from stakeholders, Planning Commission and 

Board of Supervisors into refined draft

• Goal to hold public hearings for Rio29 form-based code in Q1 2021

• Public Comment Opportunity before Planning Commission & BOS Public Hearings


