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Alliance of Reston Clusters and Homeowners

Supporting Homeowner Groups in all of Reston’s Neighborhoods

www.restonARCH.org
March 26, 2007

Supervisor Catherine M. Hudgins
North County Governmental Center
12000 Bowman Towne Drive
Reston, VA 20190-3307
(sent via e-mail)

Dear Supervisor Hudgins,

This letter follows up our letter to you of January 26, 2007 and responds to the March 15 Fairfax County Planning Commission vote on the proposed PRC amendments.

Only Commissioner de la Fe addressed the proposed population factor changes at the March 15 meeting.  He embraced the idea recommended by the ARCH, RCA, and RA Boards that a comprehensive exercise be undertaken to review and, as necessary, update the Reston Master Plan to ensure continuation of a sustainable, high-quality living environment for our community.  With the Planning Commission’s endorsement there now seems to be universal agreement in this regard.  But Commissioner de la Fe sought to separate from that exercise the discussion on changing the PRC Ordinance’s population factors:

“I agree that there are other factors and issues that should be considered as Reston moves into its second 50 years.  However, those are issues that are best addressed through an analysis and community-wide dialogue on the Reston Master Plan rather than the PRC District Ordinance.  In the months of discussion within the Reston community leading to preparation for these Zoning Ordinance Amendments, less than a handful, if that many, expressed a desire to change or abolish the 13 persons per acre cap.  Since this overall cap is determined by resident persons, not cars, not vehicle miles traveled, or Reston-based employees, it is necessary to assure that the population factors used are realistic and based on the latest available population census estimates.”
We profoundly disagree.  The very factors irrelevant to Mr. de la Fe in assessing whether occupancy patterns have changed are highly pertinent in deciding whether changes should be undertaken that would increase existing population density in our community.  Were it not for the impact on traffic, property values, demand for services, and quality of life, no one would care about changing the population factors and increasing existing density.  The Planning Commission cast this as a simple update to reflect perceived new dwelling occupancy realities.  But this Board has a broader responsibility to consider the impact those changes will have on the Greater Reston environment and quality of life.  

As for Commissioner de la Fe’s comment that few had voiced concern about the 13 persons per acre density cap, that is at odds with the record.  We and others expressly advocated a reexamination of the PRC Ordinance, which would include a fresh assessment of the density cap since some of the assumptions on which that cap was based 40 years ago are no longer appropriate.  No one knew then:

· That changes to the RCIG covenants would be contemplated that would add up to 20,000 more people to Greater Reston – in addition to the 4,000+ units to be added as a result of the changes to the PRC population factors.  Many of these new residents will own and drive cars.  

· That the Wiehle Avenue Metro Station is expected to serve for at least several years as a Metro terminus, something all agree will create profound strains on our existing transportation infrastructure.

· That there would be explosive commercial development that has made the Reston-Herndon corridor one of Virginia’s largest commercial centers.  With the benefits of that growth has come increased traffic.  

· That the number of vehicles per housing unit, and the number of miles driven per person, would have increased so substantially.

Those of us who drive during rush hour can easily understand why some Restonians sense we are at or near our population density limit, even if that might be below the theoretical limit contemplated 40 years ago.  Conversely, if there are infrastructure improvements with sensibly planned and targeted new growth, perhaps increased density would be warranted.  Taking steps now to allow increased residential development (by changing the population factors) before there is a consideration of the myriad and relevant factors that have so significantly changed since the original PRC bargain was struck is not something we support.  The fundamental questions for the broader planning exercise are:

-  How big should the Reston PRC be permitted to become, and should new growth be targeted? 

-  Is the 13 people per acre bargain still valid in light of the new and changing landscape of Greater Reston?  

-  What infrastructure improvements would be needed to accommodate new residents while preserving the quality of life that justifiably makes Reston special and famous?

-  If the needed improvements to infrastructure could not or would not be implemented, for financial or other reasons, what justifications would there be for permitting a substantial increase in population density? 

A note also about Lake Anne redevelopment, and expressed concerns that failing to change the population factors now will derail that effort.  We do not believe these issues are or should be linked.  If and when there is a consensus on Lake Anne redevelopment, and if that consensus is reached before the broader planning exercise is completed, and if the consensus redevelopment plan requires an adjustment to the density formula, then the Lake Anne situation can specifically be addressed at that time so as not to prejudice that important redevelopment.  Alternatively, the PRC Ordinance could specifically be amended now to allow targeted additional units solely for Lake Anne redevelopment.  Using the desirability of Lake Anne redevelopment, therefore, as a justification for growing the overall Reston PRC – before undertaking the comprehensive planning review all seem to agree is necessary – is in our view inappropriate and unnecessary.

We support the proposed procedural changes to the PRC Ordinance, and do not think they should be held up by the disagreements over the population factors.  But we strongly hold that any changes to the PRC Ordinance that would increase Reston’s existing population density should be delayed until the kind of broad and comprehensive reevaluation all agree is needed has been undertaken and completed.
Sincerely,

/s/

Frank Pfeilmeier

President, and on behalf of, the ARCH Board of Directors

cc:
Board of Supervisors (via e-mail)

RCA Board of Directors (via e-mail)

RA Board of Directors (via e-mail)
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