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COUNTY OF FAIRFAX, VIRGINIA AND 
FAIRFAX COUNTY REDEVELOPMENT AND HOUSING AUTHORITY 

NOTICE OF RECEIPT OF AN UNSOLICITED PROPOSAL FOR A PUBLIC-PRIVATE 
PARTNERSHIP TO DEVELOP AFFORDABLE HOUSING AND LIBRARY ON THE SITE 

KNOWN AS  
BOWMAN TOWNE COURT   

 
DEPARTMENT OF PROCUREMENT & MATERIAL MANAGEMENT 

12000 GOVERNMENT CENTER PARKWAY, SUITE 427 
FAIRFAX, VIRGINIA 22035-0013 

 

 
The County of Fairfax has received and accepted an unsolicited proposal under the provisions 
of the Public-Private Education Facilities and Infrastructure Act of 2002 (PPEA) for a public-
private partnership to develop affordable housing and a library for the project identified as 
Bowman Towne Court located at the intersection of Bowman Towne Drive and Town Center 
Parkway, in the Hunter Mill District.  The approximate 4.45-acre site contains two adjacent 
parcels:   
 

• Tax Map 0171 01 003E:  2.89-acre property owned by the Fairfax County 
Redevelopment and Housing Authority (FCRHA) containing 30 affordable rental 
townhomes converted to a Rental Assistance Demonstration (RAD) community in 2017.   

• Tax Map 0171 01 0014B:  Approximately 1.56-acres of the total 8.44-acre site owned by 
the Board of Supervisors (Board) containing the Reston District Police Station and 
Hunter Mill District Supervisor’s Office.  The designated area for the project is a portion 
of the police parking lot.   
 

The subject parcels are shown on the existing site conditions graphic in Figure 1 below: 
 

 
Figure 1: Existing Site Conditions 
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A map of the general vicinity in which the property is located is provided below in Figure 2: 
 

 
Figure 2: General Vicinity Map 

 
In accordance with the procedures adopted by Fairfax County and the provisions of the PPEA, 
other private entities are invited to submit competing proposals for this project for simultaneous 
consideration in accordance with this document by delivering one (1) original (duly marked), ten 
(10) complete copies, plus a digital file of the proposal on a CD or DVD together with the 
required initial review fee of $5,000 to the Director, Department of Procurement & Material 
Management, 12000 Government Center Parkway, Suite 427, Fairfax, Virginia 22035-0013. 
Each proposal must be clearly identified as a “PPEA Proposal” and received by the Fairfax 
County Department of Procurement & Material Management, at the above address, by no later 
than 2:00 P.M., local prevailing time, on May 16, 2022. Proposals received in the Office of the 
Director, Department of Procurement & Material Management after the date and time prescribed 
shall not be considered and shall be returned to the offeror. 
 
Affordable Housing and Reston Regional Library 
 
To provide strategic direction for the community to address the lack of affordable housing, the 
Fairfax County Board of Supervisors adopted the Housing Blueprint, reflecting the Board’s 
philosophy that housing should be affordable to a range of income earners.  For more 
information, the Housing Blueprint can be found at 
https://www.fairfaxcounty.gov/housing/data/housing-blueprint 
 
The proposed mixed-use development must integrate a new regional library into its 
development concept and shall be designed in accordance with the County’s current Guidelines 
for Architects and Engineers as well as the Fairfax County Library Design Guidelines.  The new 
Reston Regional Library shall be approximately 40,000 SF, preferably occupying one level, and 
prominently located at the intersection of Bowman Towne Drive and Town Center Parkway. The 
library facility shall have dedicated parking spaces for staff and library patrons. The library’s 
parking spaces shall not be subject to parking fees and shall be designed to allow visitors close 

https://www.fairfaxcounty.gov/housing/data/housing-blueprint
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proximity to a library entrance. A convenient drop off area for library customers and books shall 
be identified. 
 
The proposed development concept must consider the attached Site Design Criteria for Secure 
Facilities to inform minimum design and security criteria for the Police Department’s secure 
parking and site access. A minimum setback of 50’ from the police station to nearby structures 
must be adhered to. The development shall accommodate 1:1 replacement of existing secure 
surface lot parking spaces, preferably underground, dedicated to police with no contiguous 
connection, pedestrian or vehicular, to multifamily parking and structure above. Additionally, the 
layout of the secure parking level shall exclude building system equipment, fuel tanks, and 
support spaces; such spaces must be located outside the footprint of the secure parking level to 
facilitate unrestricted access for maintenance staff servicing building system equipment. Police 
and public vehicle circulation must be separated by use of a physical barrier, restricted access 
gates, and visibility screening.  The proposed development shall maintain, for police use only, 
two separate dedicated vehicle entrances/exits to two different roads for access to the police 
station. Police secure parking level shall have two entrances/exits. Police parking must be 
accommodated during construction and ingress/egress to the station shall be maintained at all 
times. 
 
The County’s vision for the development of the Bowman Towne Court site is to enter into a 
Public-Private Partnership contract to develop the site as follows: 
 

• Affordable Housing:  Design, develop, construct, own, and operate, at no cost to the 
FCRHA, an affordable multi-family residential community pursuant to a long-term, 
nominal fee ground lease from the FCRHA consistent with the Housing Blueprint and the 
FCRHA’s mission of creating affordable housing. The residential buildings shall be 
consistent with the County’s Green Building policy initiative by achieving Earthcraft Gold 
designation. 

• Reston Regional Library:  Design and construct the new Reston Regional Library 
approximated at 40,000 SF in compliance with the County’s current Guidelines for 
Architects and Engineers and the Fairfax County Library Design Guidelines as well as 
the Public Facilities element of Policy Plan (Libraries, page 12-16). The proposed 
development shall consider the County’s Green Building policy goals for capital projects 
of Net Zero Energy standards, LEED Gold certification, or equivalent, to the greatest 
extent practicable per Objective 13 of the  Environment Element of the Policy Plan.  
Offerors shall demonstrate how, and to what extent, the Green Building policy target 
goals can be reasonably achieved for the library by including supporting evidence such 
as score cards or similar benchmarking. Address potential constraints and solutions to 
achieving Green Building policy goals in the proposal. Provide associated costs as a line 
item within the library’s complete build out cost to the County. 

• Parking: Dedicated structured parking for the residences at a ratio of 1.3 spaces per 
residential unit, library parking at 6 spaces per 1,000 square feet, 1:1 replacement of 
existing surface lot parking spaces for the police department, and no loss of parking 
spaces utilized by the Board of Supervisor’s office. Potential offerors shall address 
parking needs relative to their proposed development providing justification if different 
from parking ratios above. Include associated costs within proposal. Parking structures 
should be wrapped with street activating uses or employ architectural treatment per the 
Guidelines for Development: Reston Transit Station Areas (Reston Design Guidelines). 

• Community Integration: The proposed development shall be designed in compliance 
with the Reston Design Guidelines. The design shall maximize street frontage, use of 
public space, pedestrian accessibility, attractive streetscapes, activated pedestrian 
environment, open space requirements, and vehicular connectivity by creating a 
cohesive urban design that is integrated with the surrounding community and Reston 
Town Center North complex. 

https://www.fairfaxcounty.gov/planning-development/sites/planning-development/files/assets/compplan/policy/pubfacilities.pdf
https://www.fairfaxcounty.gov/planning-development/sites/planning-development/files/assets/compplan/policy/environment.pdf
https://www.fairfaxcounty.gov/planning-development/urban-centers/reston-tsas/development-guidelines
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Selection of the successful developer will be based on evaluation of developer proposals using 
the following selection criteria:    
 

1. Affordability (20 out of 100 Points):  
Implementation of the County’s mission of creating affordable housing.  All residential 
rental units shall be affordable to households earning 60% or less of the Area Median 
Income (AMI) as established by the United States Department of Housing and Urban 
Development (HUD) or utilize income averaging with rent and income limits between 
30% AMI and 80% AMI so long as the average income and rent limit in the project 
remains at 60% or less of AMI. 

a. Provide proposed AMI for the project. 
b. State presumed project-based vouchers (PBVs) for the project. 
c. Preference given to offerors that provide a substantial number of units at lower 

affordability levels beyond the proportions indicated above. 
d. Relocation of residents must comply with the Uniform Relocation Act (URA). 
e. Provide 1:1 unit replacement of existing RAD units per HUD requirements with 

considerations for unit size, amenities, and the right to return to appropriately 
sized units for current residents that are over housed, underhoused, or over-
income. Actual provided units are subject to approval by HUD. Reference 
attached RAD Property Information Summary for replacement considerations. 

i. Inclusive of the 30 RAD units, the development must include: 
1. Nine (9) one-bedroom units (RAD) 
2. Nine (9) two-bedroom units (RAD) 
3. Ten (10) three-bedroom units (RAD) 
4. Twenty (20) three-bedroom units (LIHTC) 
5. Two (2) four-bedroom units (RAD) 

 
 

2. Design/Development (25 out of 100 Points):  
Demonstration of the highest quality of site planning and design.  Create an imaginative, 
sustainable, and well-designed community for this location.  

a. Demonstrate how site planning, building, and streetscape design meets the 
Town Center North District of the Reston Plan (pages 171-173) and the Reston 
Design Guidelines. 

b. Provide renderings of the proposed buildings showing perspective, floor plans, 
site sections, and concept site plan. Identify locations of utility yard and building 
system equipment serving the library and police station secure parking.   

c. Incorporate sustainable design principles consistent with Fairfax County 
Sustainability Initiatives, including use of low-impact site development features, 
inclusion of electric charging stations, and EarthCraft Gold designation for 
residential buildings as described in the Environment Element of the Policy Plan 
and the Environmental Stewardship section of the Reston Plan (pages 41-49). 

d. Incorporate solar photovoltaic infrastructure in proposed design to allow for future 
rooftop or canopy-mounted solar installations. 

e. Include parks per Appendix 2 - Urban Parks Framework of the Policy Plan. 
f. Describe proposed land use actions necessary to obtain required zoning for the 

property to support the planned uses. 
g. Provide a project schedule showing key development milestones. 

 
3. Financing (20 out of 100 points):  

Economic feasibility for all proposed development of the site must be demonstrated.  
Any development plan must include a financing strategy that mitigates risks associated 
with changes in capital market conditions. Feasibility of proposal, including funding 

https://www.fairfaxcounty.gov/planning-development/sites/planning-development/files/assets/compplan/area3/reston.pdf#page=162
https://www.fairfaxcounty.gov/planning-development/sites/planning-development/files/assets/compplan/policy/environment.pdf
https://www.fairfaxcounty.gov/planning-development/sites/planning-development/files/assets/compplan/policy/environment.pdf
https://www.fairfaxcounty.gov/planning-development/sites/planning-development/files/assets/compplan/policy/parksrec.pdf
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under 9% and/or 4% Low Income Housing Tax Credit scenarios must include and 
address any shortfall (GAP) in equity. 

a. Offerors shall provide a description of their strategy for financing the initial 
development and construction as well as the long-term operation of the 
completed improvements. Discuss subordinate financing, soft loans, or other 
funding sources to minimize GAP/subsidy to the greatest extent possible. 
Proposed financial models shall consider lease rent, not nominal lease, of the 
County’s land. Assume Deferred Developer Fee at 50% construction completion. 

b. Offerors shall provide project Pro Forma.  All financial models must be submitted 
in a single Microsoft Excel file with working formulas.  All Pro Formas must detail 
the development scope, project financing, operating projections, and capital 
events for all phases. 

c. Offerors shall provide the cost to the County to provide a complete build out (all 
but furnishing and shelving) for a 40,000 SF Reston Regional Library including 
the parking cost. Provide the cost of the County’s Police secure parking.    

 
4. Commitment to use FCRHA Bond Financing (5 out of 100 Points)  

 
5. Offeror Qualifications (15 out of 100 Points):  

Demonstration of proven affordable housing development and management experience, 
financial capacity, expertise in Federal Low-Income Housing Tax Credit financing, and 
affordable multi-family design and construction. Demonstration of experience with design 
and construction of libraries and secure public safety facilities. Demonstration of 
experience with development and management of mixed-use properties incorporating a 
public facility and co-located affordable housing.  

 
6. Public Benefit (5 out of 100 Points): 

Demonstrate the benefit to the community from the proposed development regarding 
meeting the following County goals and policies: 

a. Fairfax County Housing Blueprint and Communitywide Housing Strategic Plan 
b. Countywide Strategic Plan 
c. One Fairfax Equity Policy 
d. Environmental Vision 

Additionally, describe supportive services to be provided at the site.  State provider of 
services and funding/program source. 

 
7. Community Outreach (10 out of 100 Points): 

All proposals must have a clear and comprehensive community outreach strategy that 
includes all surrounding communities as well as local community organizations, groups, 
and committees. 

 
Questions regarding this document should be submitted to the attention of Casey Sheehan, 
CPPB, Contract & Procurement Coordinator, Fairfax County Department of Housing & 
Community Development, at the following e-mail address: kevin.sheehan@fairfaxcounty.gov. 
 
Copy of the unsolicited proposal, subject to the provisions of the Virginia Freedom of 
Information Act and section 56-575.4G of the PPEA, is posted with this document.  Copy of the 
Fairfax County Library Design Manual, Site Design Criteria for Secure Facilities, and RAD 
Property Information Summary are also posted with this document for reference. 
 
Solicited proposals submitted pursuant to this notice hereby incorporates the procedures 
outlined in the “Fairfax County Procedures Regarding Requests Made Pursuant to the Public-
Private Education Facilities and Infrastructure Act of 2002” dated March 30, 2009 and Article 5 
of the “Fairfax County Purchasing Resolution” entitled “Bidder/Contractor Remedies” dated July 

mailto:kevin.sheehan@fairfaxcounty.gov


6 

 

16, 2019.  Copies of these documents may be accessed by going to the Department of 
Procurement & Material Management’s Web site at: 
https://www.fairfaxcounty.gov/procurement/resolution or by calling (703) 324-3201.   
 
Attachments: A - Unsolicited Proposal (Redacted Confidential Information) 
  B - Fairfax County Library Design Manual 
  C - Site Design Criteria for Secure Facilities 
  D - RAD Property Information Summary 

https://www.fairfaxcounty.gov/procurement/resolution

