
Rio29 Framework Overview
This attachment includes an overview of research/best practices, community engagement findings and rationale for staff’s 
recommendations included in the draft framework for the Rio29 Form-Based Code.

The Rio29 Form-Based Code includes 3 sections: 
	
	 Section 1. Regulating Plan 
	 This section includes the Regulating Plan map, Use table and Affordable Housing Requirement.

	 Section 2. General Standards 
	 This section includes Building Standards, Street Standards, Parking / Loading Standards, Architectural Standards 
	 and Amenity Standards. 

	 Section 3. Incentives 
	 This section includes a description of and table for incentives that may be utilized for additional development rights.



Section 1: Regulating Plan
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The Character Areas identify general form standards and permitted uses 
applicable to each property in the Rio29 area. 

These Character Areas include: 

	 • Core
	 • Flex
	 • Edge
	 • Amenity Space



Section 1: Use Table
Staff Recommendation (August Work Session)
•  Further refine the light industrial definition to allow for uses that have a 
small manufacturing or fabrication component, while ensuring there are 
limited adjacent impacts

• Require ground-level floors in the Core to be designed with taller ceilings 
and transparent materials to allow for future conversion to retail/commer-
cial or other active uses.

Draft Framework
• Utilizes a broad category approach

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



Section 1: Affordable Housing

Community Engagement (August Public Event & Online)
•  68% of respondents in favor of an affordable housing requirement for all new development in Rio29

Economic Development Focus Group Feedback
•  47% of respondents in favor of a 15% affordable housing requirement
•  33% of respondents not in favor
•  20% unsure or had additional questions

Draft Framework (see above & Attachment 3)
If adopted as an optional overlay district, one of the following applies: 
	 • 15% of units at 80% AMI
	 • 10% of units at 60% AMI
	 • 5% of units at 50% AMI



Section 2: Building Standards 
Draft Framework
•  Specific building standards apply based on a property’s 
   Character Area: 

	 • Height (see following page for additional detail)
	 • Ground Floor Ceiling Heights 
	 • Block Length (longer blocks may be permitted if pedestrian 
	   passages are provided) 
	 • Build-To Lines
	 • Step back(s) 



Section 2: Building Standards - Building Height
Community Engagement (June Public Event & Online)
•  Preference for smaller block sizes and taller heights in urban areas (Core)

Economic Development Focus Group Feedback
•  82% of respondents cited negative implications for capping the height of 
buildings at four (4) stories

Planning Commission Recommendation (August Work Session)
• Allow four (4) stories by-right
• Five (5) stories may be permitted for bonus factors 
• Six (6) stories may be permitted by Special Exception
• Prioritze preserving views and vistas at different scales

Steering Committee Feedback
•  Five (5) stories is the natural building height for a building with first floor 
active, ground floor uses since “platform” construction is required with four 
stories of “stick” construction above
•  Five (5) to six (6) stories are the most appropriate heights for the Core 
given building code requirements and construction practicalities for the 
most urban areas of Rio29. This is the form necessary to support a 
publicly-oriented and mixed-use community.

Draft Framework
• Buildings in the Core must be at least three (3) stories tall. 
• Five (5) story buildings are allowed by-right and up to six (6) stories may 
be permitted for bonus factors (see Section 3. Incentives). 
• Seven (7) stories may be permitted with bonus factors and Special 
Exception.

60’

200’ block length

3’



Section 2: Street Standards
Community Engagement (July Public Event & Online)
•  Community members identified key street amenities for each street type 
(found on pg. 10 of Attachment 3 - Framework)  

Economic Development Focus Group Feedback
•  35% of respondents cited the cost of funding redevelopment as the most 
significant financial impact of the Rio29 vision
•  County infrastructure investment was cited as the most meaningful 
incentive to stimulate development (28%)

Planning Commission Recommendation (September Work Session)
•  Planning Commissioners expressed support for staff’s recommenda-
tion to use the Rio29 Small Area Plan’s street sections as standards in the 
form-based code
•  Request to remove new “destination street” term and use the term “Local 
Streets inside the Core” 

Draft Framework
• Four street types
	 • Boulevard
	 • Avenue
	 • Local Street 
	 • Through Corridor (Rt. 29)

• Street Section Components Table

• Street Amenities Table (with further design standards work in 2020)



Section 2: Parking Standards
Community Engagement (July Public Event & Online)
•  Community members identified appropriate parking for each type of 
street in Rio29 

Economic Development Focus Group Feedback
•  Mixed support for shifting from parking minimum approach to mar-
ket-driven /parking maximums approach

Planning Commission Recommendation (September Work Session)
• Mixed support for staff’s recommendation to remove parking minimums 
and introduce parking maximums 
• Concern that current infrastructure not sufficient for market-based 
approach

Steering Committee Feedback
•  Update parking minimum standards and remove parking maximums 

Draft Framework
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. 

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. 



Section 2: Architectural Standards
Community Engagement (August Public Event & Online)
•  Conducted a visual preference survey for appropriate architectural styles 
in Rio29

Economic Development Focus Group Feedback
• 100% of respondents recommended codifying Entrance Corridor Guide-
lines as part of the Rio29 form-based code

Architectural Review Board Recommendation (October)
• Overall support for staff’s recommendation
• Work collaboratively with ARB to develop the CWCoA and form-based 
code architectural standards

Planning Commission Recommendation (October Work Session)
• Concern about overly prescriptive architectural standards that could limit 
creativity and loss of flexibility
• Eliminating ARB review would be a loss in valuable input and expertise

Draft Framework
• Develop a new category of County-wide Certificate of Appropriateness 
(CWCoA) for Rio29 with the Architectural Review Board (ARB). 

• Rio29 CWCoA would provide architectural standards on topics of trans-
parency, materials/color, façade articulation, lighting, parking structures, 
and equipment/service areas. These are the topics currently included in the 
Entrance Corridor Guidelines and more specificity could provide more cer-
tainty for applicants interested in developing in Rio29 EC sites.

•  Parcels with frontage on Rio Road continue to be reviewed by the 
Architectural Review Board, while other interior parcels be reviewed 
administratively. 



Section 2: Amenity Standards
Community Engagement (July Public Event & Online)
•  Community members identified appropriate components of each type 
of amenity space

Economic Development Focus Group Feedback
•  73% of respondents in favor of a “cash-in-lieu” option for central 
amenity spaces in Rio29

Planning Commission Recommendation (September Work Session)
• Overall support for staff’s recommendation to use the Rio29 Small 
Area Plan’s Conservation Network Plan to establish require outdoor 
amenity spaces
• Concern that there is not enough amenity space shown on the Future 
Conservation Network Plan
• Noted importance of design standards for amenity spaces

Draft Framework
• Staff incorporated additional amenity spaces and expanded previous 
locations shown on the Regulating Plan (left)
• All developments must dedicate a minimum area to onsite amenity 
space 
• Permitted amenity space types are indicated by a property’s Character 
Area
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Section 3: Incentives
Economic Development Focus Group Feedback
• Discussion from focus groups helped identify key incentives that would 
be beneficial to property owners/developers in Rio29, while also maintain-
ing consistency with the vision and goals established in the Rio29 Small 
Area Plan

Steering Committee Feedback
• Overall support for a point-based system/conceptual matrix provided
• Acknowledgement that additional tax incentives and public-private 
partnerships are desired, while they cannot be incorporated into the form-
based code

Draft Framework
• Additional, non-required building elements can warrant additional 
development rights

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

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


