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The Reston Citizens Association looks forward to participating in the County discussions on the Planned Residential Community District Ordinance, and we appreciate the efforts of the Reston Planning and Zoning Committee in hosting the meetings.
We have submitted a number of questions to the County, with copies to the P&Z committee. We understand that the County has had little time to review and answer these questions, but we look forward to seeing the County answers prior to the next meeting. We believe that the staff report cannot properly be evaluated until those questions are answered.

However, in addition to those questions, we believe that the issues raised in the staff report, and any potential changes to the PRC Ordinance, must be addressed in a wider context, and we have serious doubts that these community discussions, on their current schedule and in their current format, are adequate to provide that context or address the issues within it. The question we need to answer is “If Reston is to remain a leader in incorporating a full range of housing, work, and recreational opportunities for people of all economic means, how should Reston develop over the next 20 to 40 years?”
We would submit that there are better approaches than adding 16,635 people in expensive condominiums in the Reston Master Plan area, and potentially another 25,000 people, also in expensive condominiums, in the Reston station areas on the Dulles Corridor, without any changes to the County Comprehensive Plan. We could add over 41,000 additional people, for a total population of over 105,000 people - using, so far as we can tell from the County’s planning efforts, essentially the same roads, the same schools, the same community centers, and the same watershed area now occupied and used by our current population, which the county proposes to estimate at 64,276 people. This is a 65% increase in density over today, with no assurance of any new infrastructure. If the County’s estimates for the number of people in different types of housing are low – or become low over time – then we could have far more people than that. 
As we understand it, even these numbers may underestimate the increase. Since May 2006, the county estimate of the Reston population has increased by almost 19,000 people. We don’t know if these are real people, people that might come from already approved additional development, or people from some other source. We have identified (with the help of the P&Z committee) around 7,000 people that would be added by already approved developments. Subtracting just this number from the County’s estimate of the current population would lead to a potential 85% increase in population from the combination of approved development and new residents allowed under an expanded cap and at the Metro stations. Again, we see no sign of the infrastructure to support this increase, an increase that would make Reston bigger than Portsmouth, the 8th largest city in Virginia.
The density factors are but one element of the PRC ordinance that are out of date. The PRC ordinance assumes a single developer, with responsibility for the entire master plan area, and freedom from many County restrictions so long as the density and other elements of the master plan are adhered to. There is no such developer and hasn’t been one for decades. So a fundamental premise upon which the PRC is based is gone, and has been gone for a long time. The county staff has identified this as a problem, but their solution to the problem appears to fall far short of the creating the equivalent of a single developer. They have proposed that an administrative process, including Board of Supervisor’s review, be added to the review of a developer’s plan. This, in itself, does not appear to be a bad idea, but it does nothing to deal with the reality that there is no “single developer” in Reston, and only an aging comprehensive plan that the County has identified as having out of date Land Use, Community Facilities, and Transportation Plan maps. How can those reviewing individual site plans using the new process determine the impact of the proposed site plans if there is no baseline Comprehensive Plan with a current set of assumptions?
So far as we can tell, none of the proposed changes are required to build new affordable housing in Reston. The current ordinance excludes affordable housing from the cap, a point that has not previously been mentioned in the county briefings. So we need no cap change to increase affordable housing, and developers are free to propose such housing at any time. In the broad sense of affordability, this is the type of housing we need most in Reston to maintain our original goal of inclusivity.

In our joint letter (with ARCH) to Supervisor Hudgins, available on the RCA web site, we identified some of the major issues and questions that we believe these community meetings should address. They included:

· The scope and pace of the process

· Urgency of Action on the Cap Limitation

· Housing Mix

· Meeting Format

· Population Factor Revisions and Infrastructure Requirements

· Excellence and Innovation in Development

· Openness

· Zoning Approval Oversight Process

· Specific Questions on the Staff Report Calculations
I have mentioned only a few of these in this statement, but all these areas should be reviewed and addressed. We expect that in doing so, we may come up with a very different process for community involvement than the one originally planned. There may be elements in the staff report for which short term action may be needed, such as increased zoning oversight and updated comprehensive plan maps. However, from the limited information we have seen so far, there does not appear to be a high level of urgency to either changing the cap or the population factors that impact the allowable additional development. Let’s look at the big picture for Reston, including the required new infrastructure and watershed impact mitigation, and take our time in deciding how we want to manage the development of our community.

Thank you again for bringing these issues before the community, and we look forward to participating in addressing them.
