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1. 0  PURPOSE:  
 
The  purpose  and  intent  of  this  Request  for  Proposal  (RFP)  is  to  solicit  
sealed proposals for a term contract from qualified, licensed Architecture/ 
Engineering/Planning firms specializing in town planning and familiar with principles 
of town-scale  transit friendly redevelopment. The successful  firm  will  demonstrate  
a  proven  capability  to  provide  various consulting services and to support the 
community effort to explore physical development  scenarios and transportation 
impact.  The  selected  firm  will  support  the  evaluation  of development  scenarios  
by  providing  visualization  tools  to  include  high  quality architectural  renderings 
and traffic simulations.    
 
The  iterative process  will  require  the  selected  firm  to  support decision-making  
by the Town Council as well as  review and  recommendation by  the Planning 
Commission. Each body includes seven members, with the members of both bodies 
serving as at-large representatives of the Town. Planning Commissioners are 
appointed by the elected Town Council.  For this study, the Planning Commission 
will serve as the project committee.   
 
The outcome of the process will be an area plan guiding development on the north 
side of the planned Herndon-Monroe Rail Station, with: 
 
Á Analysis of existing conditions  
Á Development opportunities analysis 
Á Transportation analysis and metrorail station access facility concepts  
Á Capital improvement guide   

 
In addition to the above stated project, the Town is seeking to retain a Firm to 
provide Firm services related to the metrorail station on an as-needed basis. Any  
additional  services  to  be performed will  be contingent  on  available  funding and 
awarded by  the  Town after conducting oral and/or written interviews with the 
prospective members of the project team.  The  Town  also  reserves  the  right  to  
utilize  the  services  of  other  firms, including those not currently under contract. 
Hourly charges for Firm services shall be included in the rates proposed by offerors.  
 
While the rail station planning project is underway, the town has a separate project 
to develop a downtown master plan.  Consulting teams for the two projects will 
coordinate, share information as appropriate, and use each otherôs findings as 
appropriate to support the other study. 

2. 0  COMPETITION INTENDED: 

 
It is the Townôs intent that this Request for Proposal (RFP) be awarded following a 
full and open competition.   It  shall  be  the  offerorôs  responsibility  to  advise  the  
Town Purchasing  Agent  in  writing  if  any  language,  requirement,  specification  
or  any combination thereof, inadvertently  restricts  or limits  the ability  of  the 
offeror  to meet requirements stated in this RFP. Such notification must be received 
by the Purchasing Agent no later than five (5) working days prior to the date set for 
acceptance of proposals.  An optional  pre-proposal  conference will  be held  on 
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September 17, 2009 at  10:00AM,  at  the Mary Ingram Council Chambers, 765 
Lynn Street, Herndon, Virginia, for clarification of any questions on the 
specifications. 

3.0  BACKGROUND:  

 
The  Town  Councilôs  2027  Vision  proclaims that ñHerndonôs residents and 
businesses are connected to the rest of the world by transit-oriented developmentò 
and ñCitizens and visitors who journey in, around and through Herndon find modes 
of transportation that are convenient, safe and accessible. The Townôs internal 
system of sidewalks, streets, trails, and connections to mass transit ensure that the 
region and the world are always just a few steps away.ò  The 2030  Comprehensive  
Plan require a special planning effort  for the rail station impact area. ñLand Use 
Principles and Policies for Metrorail Station Areasò are part of the adopted plan and 
must be incorporated into the study.  

 
The Town of Herndon lies on the Dulles Airport Access Road and Dulles Toll Road 
in northwest Fairfax County, 23 miles west of Washington, D. C. Incorporated in 
1879, the  Town originally  relied on  dairy  farming and  the railroad to provide  its  
economic  security.   The  Townôs  estimated  2008  population  is  23,367 persons 
and 7,762 dwelling units with its land area of 4.28 square miles.  If the Town is 
developed according to the adopted Comprehensive Plan  (master  plan),  it  is 
anticipated  that  the  2030  population will increase to approximately 26,270 and 
8,726 dwelling units.  
 
The Town is  organized under the  Council/Manager form of  government.   The  
Town Council, in its role as governing body, formulates policies for the proper 
administration of the Town.  The Mayor and six members of the Council are elected 
simultaneously for two-year terms.   The Council appoints a Town Manager to  be 
the  administrative head of the Town.   The Manager is charged with directing all 
business affairs of the Town.  
 
The  Town  provides  general  governmental  services  for  its  citizens  including  
public works and utilities; parks and recreation; police protection; community 
development; a neighborhood  resources  center  and  other  administrative  
services.   In  Virginia, incorporated towns are an integral part of the county in 
which they are located.  The citizens  of  the  Town, therefore,  pay  Fairfax  County  
property  taxes  (real  estate  and personal property), in addition to  Town taxes. In  
exchange, Fairfax  County provides public education, certain technical and special 
education, health  and social  services, mental health  assistance, fire and  
ambulance service, judicial  services,  correctional facilities and additional 
recreation activities and facilities.  

 
Dulles  Rail. The  extension of  the  Metrorail  Silver  Line from  West  Falls  Church 
through Tysons Corner, Reston, Herndon and to Dulles Airport will significantly 
impact the commercial landscape with the Town of  Herndon.  The connection by 
rail  of the town and its commercial districts to the entire metropolitan Washington 
region creates an  enhanced marketplace.   The townôs recently-adopted 2030 
Comprehensive Plan addresses the potential for redevelopment of land 
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surrounding the Herndon Metrorail station near the southern edge of the town. as 
well as other areas such as the historic downtown. 

 
Commercial  land within  the  Town  is  largely  built  out;  unofficial  town  estimates 
indicate  30-40  acres  of  undeveloped  commercial  land  is  still  available.   
Commercial  space  inventory  within  the  town  as  tracked  by  the  Community 
Development department stands as follows: (measured in square footage of gross 
floor area)   
 

Office            6,422,157  
Industrial / warehouse    468,363   
Hotel   476,926  
Retail   1,284,247  
Service & other-      791,066 
TOTAL   9,442,759    

 
Approximately one quarter of the townôs commercial floor area is within the Urban 
Development Area that could redevelop at a higher density with an orientation to 
commuter rail service. 
 
Employment within the Town is estimated at over 25,260 jobs, exceeding the size 
of the estimated January 1, 2008 resident population of 23,217. The entire Dulles 
Corridor is in an era of growth and change.  Over the next 25 years, population in 
the corridor is projected to increase by 45 percent and job growth is projected to 
increase by 63 percent, according to the July 2004 Final Environmental Impact 
Statement of the Dulles Corridor Rapid  Transit Project. This job growth rate would  
net  185,000  new  jobs  in  the  corridor  over  the  next  25  years. While  many 
commercial areas within the town have reached build-out, nearby areas just outside 
of the town limits may have the potential for 15-20 million square feet of additional 
gross floor area.   The Dulles Corner area (south of the Dulles Toll Road, between 
Rte. 28 and Centreville Rd.) has the potential to develop nine million additional 
square feet of mixed use space in accord with the Fairfax County comprehensive 
plan.  The Center for Innovative Technology area between the townôs western 
boundary and Route 28 in Loudoun County is  nearly  as large  in  land  area  as  
the  Dulles Corner  and  has  the potential for several million square feet of 
commercial and mixed use development as well.  

 
4.0 SCOPE OF SERVICES 

 
OVERVIEW: The Town of Herndon solicits proposals from qualified licensed 
planning,  engineering  and/or  architecture  firms  to  provide  the  scope  of  
services outlined below.  The firm will work at the direction of staff and in close 
coordination with the Herndon Planning Commission and Town Council.    
 
The Town desires to conduct an iterative planning process oriented toward 
community consensus.  The process shall provide opportunities for input by 
citizens-at-large as well as key stakeholders such as business landowners in the 
study area and residents adjacent to the study area.  Services shall accommodate 
a discussion and review process by the community, Planning Commission and 
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Town Council and the development and evaluation of three land use scenarios.  
Adjustments shall be made as needed to prepare a preferred area plan for review 
at Planning Commission and Town Council public hearings.  Changes to existing 
zoning districts or the creation of a new zoning district may be proposed.   
 
Context:  This study is one part of a larger planning effort for the planned Metrorail 
station.  This study will inform and guide subsequent parts of the planning effort.  
The overall effort entails: 
 

 March 2005 Federal Transit Administration (FTA) issued final 
environmental approval for the project (Metrorail service 
from East Falls Church to Dulles International Airport) 

 August 2008 Acknowledge Metrorail station in the Herndon 2030 
Comprehensive Plan and commit to study of the area 
adjacent to the metro rail station in Herndon 

 
 

August 2009 
 

Commence Metrorail station planning effort with 
publication of RFP for Herndon Metrorail Station Area Plan 
and North Side Access Facility Concepts for 2016 
Herndon-Monroe Metrorail Station 

 Oct. 2009 ï 
June 2010 

Preparation of Metrorail station Area Plan, presentations. 
and possible approval 

 Later Prepare and establish urban design guidelines for 
development in the Metrorail area 

 Later Prepare and establish a transportation demand 
management program 

 2010 Amend the Herndon 2030 Comprehensive Plan to reflect 
the Metrorail station Area Plan and urban design 
guidelines 

 2011 Preparation of a plan for public improvements associated 
with the redevelopment area adjacent to the metro rail 
station, including detailed financial estimates for 
incorporation into the Herndon capital improvement 
program 

 2011 Amend the Herndon Zoning Ordinance to enable 
development as envisioned in the Area Plan, the urban 
design guidelines, and the transportation demand 
management program. 

 
In addition, Fairfax County is conducting a study of areas adjacent to planned 
Metrorail stations along the Dulles Corridor between Wiehle Avenue and Dulles 
International Airport.  The Fairfax County study does include the area to the south 
of the Herndon-Monroe Metrorail station and, by long standing agreement, does not 
include any area within the corporate limits of the Town of Herndon (and so does 
not include the area to the north of the Herndon-Monroe Metrorail station).  Fairfax 
County and Town of Herndon staff will coordinate closely on the respective studies.  
 

  
 
 

this RFP 

Not this   

RFP 



RFP 10-01 Herndon Metrorail Station Area Plan 
 

 7 

4.1 Review and analyze existing conditions.  
 

See the attached maps displaying the study area and the Urban Development Area 
per the 2030 Comprehensive Plan adopted August 12, 2008.  Note the Regional 
Corridor Mixed Use base designation as well as nearby Neighborhood 
Conservation areas to the north.  The town possesses real estate information about 
parcels used for business in the study area including land area, zoning, and floor 
area.  The data can be provided in electronic format for the convenience of the 
Firm.  Collection of that data need not be part of the proposed scope of services. 
 
Evaluate existing conditions as the baseline for the future scenarios.   
 
 A. Land Use:   
 

  1. Study existing conditions to understand the potential for  
  changes in land use, density, building height, and massing. 

  2. Study existing zoning provisions that apply to the study area.  
 

 B.  Traffic conditions.  See Task 4.4.  
 
 C. Utilities.  See Task 4.3. 

 
D. Assessment of subsurface conditions:  Soil and rock borings are 

not contemplated as part of this task. Using existing reference 
materials as much as possible (such as the Fairfax County soil 
survey  with descriptions of surface and subsurface soils, rock, 
groundwater) determine the subsurface geology suitability for: 
 
1. Excavation and construction of parking structure or other 

facilities (in an effort to avoid street level structured 
parking with occupied stories rising above the parking).  

 
2. Possible burying of a high voltage line (see also Task 

4.3) 
 

 
 4.2   Development Opportunities Analysis 

 
Based on background information and input obtained from stakeholder interviews 
determine the general feasibility and likelihood of redevelopment in the study area. 
For example, 10 to 15 years from now, what might be the density threshold at 
which property owners will be motivated financially to redevelop their properties? 
Will there be any redevelopment motivation in the next 10 years?  As needed, 
interview a minimum of six and a maximum of 10 of the most critical commercial 
property owners and use general but objective measures to assess redevelopment 
potential. This evaluation will be based on a number of factors, including but not 
limited to: relative attractiveness, existing site characteristics, development and/or 
redevelopment potential, existing land use policies, degree of prior 
investment/(re)development within station area, available land, parking 
arrangements (underground, above ground, structured), public and private sector 
investment/support, parcel consolidation opportunities, public policy support 
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required, transit services and accessibility. In examining development opportunities, 
identify situations in which the town can blend transit services/passenger needs, 
infrastructure needs, public spaces, and redevelopment to maximize and leverage 
any potential funding sources, including the ability of the private sector 
redevelopment to provide desired public amenities through development proffers. 

DELIVERABLES:  

Complete a preliminary report summarizing pertinent information about 
existing conditions and short to long-term redevelopment feasibility as 
reported by business property owners in the interviews. 
 
Prepare a presentation on the preliminary report and present it at a public 
meeting of concerned citizens and stakeholders, the Planning Commission 
and the Town Council. 
 
Based on input and direction received, revise  and  finalize  the  report  and  
the  presentation  material, for inclusion  in  a subsequent report to  the  
Planning Commission and Town Council.   
 

 4.3 Develop Area Plans for the North side of the Herndon-Monroe Metrorail 
  Station: 

 
Six scenarios or Area Plans shall be explored by the community with the assistance 
of the Firm. The area selected for study currently includes only nonresidential uses 
although  residential uses of various types exist within one half mile of the Metrorail 
station.  
 
Each scenario shall include specific public structures and amenities desired by the 
stakeholders. Among the amenities included should be features that create an 
identity of place, conveys a sense of arrival in Herndon, and distinguishes the 
development north of the Herndon metrorail station from other development along 
the Dulles corridor.   
 
In addition, the following information about utilities shall be reported as part of the 
evaluation of the six Area Plans: 
 

 Obtain information from Dominion Virginia Power about (a) constraints on 
electricity demand in the study area, (b) the possible need for land for an 
additional substation to serve future development as described in Area 
Plans to be proposed as part of this study and (b) options and order-of-
magnitude costs for the relocation or undergrounding of an existing 
overhead power line that bisects the study area and constrains 
development. 

 Water and sanitary service in the study area is the subject of a separate 
Town of Herndon Public Works study that relies on information from the 
scenarios developed by this Area Plan process. Each Area Plan shall 
contain inputs appropriate for that separate study (square feet of floor area, 
building height, number of hotel rooms, etc.) 

 To the extent that cumulative storm water management may be a 
redevelopment constraint, it shall be considered generally and at a gross 
level during preparation of the area plan alternatives. See also task 4.5, 
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Capital Improvement Guide.  Note that most of the area is currently 
developed with either buildings or parking lots, with the exception of the 
Fairbrook site at the southeast corner of the town, which has an approved 
site plan that includes over 500,000 square feet of total development along 
with State-mandated preservation of many acres of Resource Protection 
Area. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

A. Create Area Plan A (baseline development possible under currently 
permitted zoning):  With input obtained during the study of existing 
conditions and during presentations about existing conditions and 
redevelopment feasibility, create Area Plan A based on the maximum 
practical development potential (regardless of approved proffers) as 
allowed under the zoning districts that currently exist in the study area 
(Office and Light Industrial District and Planned Development Business).  
To the extent that redevelopment is feasible under existing zoning, 
estimate the scale of possible redevelopment (amount of floor area, 
building height, and parking arrangements.)  Opportunities for parcel 
consolidation may be included in this analysis.  Note that Section 78-510 
of the Town of Herndon Zoning Ordinance provides for a ñLandmark 
Businessò designation affecting development within 1,500 feet of the 
Dulles Toll Road and allowing, through Special Exception, a maximum 
Floor Area Ratio of 1.0, a maximum building height of 100 feet, and a 

 
Comparison of Possible Land Use Scenarios to be Studied 

Herndon Metrorail Station Area Plan 
 

Scenario 

existing 
zoning 
regs. 

residential 
component floor area ratio 

possible new 
streets 

Area Plan A V   1.0 or less   

Area Plan A1 V   1.0 or less   

Area Plan B     

TBD with Firm, 
Planning 
Commission and 
Town Council    

Area Plan B1   V 

TBD with Firm, 
Planning 
Commission and 
Town Council    

Area Plan C    

TBD with Firm, 
Planning 
Commission and 
Town Council  V 

Area Plan C1   V 

TBD with Firm, 
Planning 
Commission and 
Town Council  V 



RFP 10-01 Herndon Metrorail Station Area Plan 
 

 10 

minimum open space requirement of 50% of the lot area.  Due to 
existing zoning regulations, only non-residential uses would be included 
in Area Plan A. 

 
Create Area Plan A1, a variation on Area Plan A, that differs from Area 
Plan A only by assuming no consolidation of existing parcels in the study 
area.  

DELIVERABLES:  

Create maps and diagrams illustrating how Area Plan A and Area Plan A1 
differ from existing conditions.  Changes in height, density, open space and 
other significant features shall be shown.  Provide tables of descriptive data 
relative to land and floor area developed and other relevant features.   
 
For visualization purposes,  create  computer  models  that  display  the  two  
master  plans  with accurate physical dimensions, allowing the viewer to walk 
through the development. Town staff  believes that software tools such as 
Community Viz with SketchUp and Scenario  Builder with  facades  from  a  
generic digital  library  would  be tools  that  would  be  sufficient  to 
demonstrate  massing and scale. Other methods or software may be 
proposed with consideration for the quality and level of detail provided. See 
Task 4.8 for additional visualization aids as contract options. 

 
 B. Create Area Plan B: Work with input from the community, the Planning 

 Commission and the Town Council to create Area Plan B. Ideas for 
 Area Plan B include: 

 
1.  Retain currently permitted zoning for the area (a) inside the 

Metrorail station urban development area, north of Herndon 
Parkway, and abutting any residentially zoned land  and (b) the 
area shown as transit-related development on the study area 
map, retain the height and density as permitted by existing 
zoning. 

 
2.  Consider a higher density for the area inside the Metrorail 

station urban development area, south of Herndon Parkway, 
and not abutting any residentially zoned land. A Floor Area 
Ratio higher than currently permitted by the town for this gross 
land area may be considered, if warranted by traffic impact and 
redevelopment feasibility.  

 
3. Avoid new roads or additional road right-of-way in areas where 

currently permitted zoning designations would be retained. 
 
4.  Incorporate improved Metrorail station access into this scenario, 

by means of an off-street bus loop and spaces for kiss and ride 
drop-off.  See also task 4.4, Transportation Analysis. 

 
5. As under existing conditions, allow only for business uses 

among any redevelopment envisioned. 
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Create Area Plan B1, a variation on Area Plan B, that differs from Area 
Plan B only by including  multi-family housing as a land use component 
in redevelopment opportunities.  

DELIVERABLES:  

Create maps and diagrams illustrating how Area Plan B and Area Plan B1 
differ from Area Plan A.  Changes in height, density, open space and other 
significant features shall be shown.  Provide tables of descriptive data relative 
to land and floor area developed and other relevant features.   
 
For visualization purposes, create computer models that display the two Area 
Plans with accurate physical dimensions, allowing the viewer to walk through 
the development. Town staff  believes that software tools such as Community 
Viz with SketchUp and Scenario  Builder with  facades  from  a  generic 
digital  library  would  be tools  that  would  be  sufficient  to demonstrate  
massing  and  scale. Other methods or software may be proposed with 
consideration for the quality and level of detail provided. See Task 4.8 for 
additional visualization aids as contract options. 
 

 C.  Create  Area  Plan  C:  Work  with  input from the community,  the  
 Planning  Commission  and  the  Town  Council  to create  Area Plan  
 C. Preliminary ideas for Area Plan C include: 

 
 1.  Retain currently permitted zoning for any land that abuts  

  residentially zoned land.   
 
 2.  Consider a higher density for the area closest to the Metrorail 

  station. A maximum 2.5 Floor Area Ratio for this gross land area 
  may be considered. 

 
 3.  Consider an area of transitional density and height between the 

  higher density area and the area where currently permitting  
  zoning would be retained. 

 
 4.  Advise whether or not new roads or additional road right-of-way 

  are needed and warranted to accommodate any increases in 
  floor area.  

 
 5.  Incorporate improved Metrorail station access into this scenario, 

  by means of an off-street bus loop and spaces for kiss and ride 
  drop-off. 

 
6. As under existing conditions, allow only for business uses 

among any redevelopment envisioned. 
 
Create Area Plan C1, a variation on Area Plan C, that differs from Area 
Plan C only by including  multi-family housing as a land use component 
in redevelopment opportunities.  

DELIVERABLES:  

Create maps and diagrams illustrating how Area Plan C and Area Plan C1 
differ from Area Plan B.  Changes in height, density, open space and other 
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significant features shall be shown.  Provide tables of descriptive data relative 
to land and floor area developed and other relevant features.   
 
For visualization purposes, create computer models that display the three 
Area Plans with accurate physical dimensions, allowing the viewer to walk 
through the development. Town staff believes that software tools such as 
Community Viz with SketchUp and Scenario Builder with facades from a 
generic digital library would be tools that would be sufficient to demonstrate 
massing and scale. Other methods or software may be proposed with 
consideration for the quality and level of detail provided. See Task 4.8 for 
additional visualization aids as contract options. 

 

 4.4 Transportation Analysis 
  

 A. Model 
 

 A transportation analysis shall be conducted for existing conditions and 
 for three redevelopment scenarios. A simulation model or models such 
 as, but not limited to,  CORSIM, Highway Capacity Software and 
 Synchro shall be established and used to understand the effect of 
 various levels of development on the surrounding road network and up 
 to 17 intersections.  Intersections to be studied include: 

 
 Van Buren Street at Worldgate Drive 
 Van Buren Street at Herndon Parkway 
 Van Buren Street at Alabama Drive 
 Van Buren Street at Spring Street 
 All signalized and unsignalized intersections on Spring Street 

from Van Buren Street to and including Herndon Parkway (five 
possible intersections) 

 Up to five unsignalized intersections on Herndon Parkway 
between Van Buren Street and Spring Street. 

 
Any Area Plan alternative that shows a possible increase in floor area by 
more than 30 percent over existing conditions shall also include an analysis of 
the intersections at Spring Street and Fairfax County Parkway, at Van Buren 
Street and Elden Street and at Monroe Street and Elden Street. 
 
Each intersection shall be evaluated for its overall level of service as well as 
turn lane level of service and delays.  Methods to mitigate traffic impact on 
Van Buren Street, Herndon Parkway and Spring Street shall be reported as 
well as mitigation of uninvited Metrorail parking on nearby commercial and 
residential properties.  The need and associated solutions for traffic calming 
measures on Van Buren Street north of Herndon Parkway shall be evaluated. 

 
B. Metrorail Station Access Facilities 
 
 For existing conditions and each of the three Area Plan alternatives, establish 

locations and solutions for bus access and kiss and ride spaces serving the 
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Metrorail station.  Solutions for existing conditions may include an interim 
arrangement of on-street bus stops and kiss and ride spaces.  The three Area 
Plan alternatives shall include an off-street bus loop and kiss and ride spaces. 

 
 4.5 Capital Improvement Guide 
  

Each Area Plan alternative involves substantial public and private improvements.  
The purpose of this task is to estimate for each Area Plan the general level of 
investment needed for public improvements that are not obviously included in a 
site-specific redevelopment budget.  This information shall serve as a capital 
improvement guide for the townôs reference until more precise information becomes 
available at the time of redevelopment.  
 
 A. Concept drawing:  provide a concept drawing and nominal engineering 

 for public improvements needed for each Area Plan alternative. 
 
 B. Cost Estimate:  the cost of street improvements, traffic signals, 

 sidewalks, bus stop shelters, land acquisition, utility relocation, street 
 lights, storm sewer replacement, construction of the bus loop and kiss 
 and ride spaces (both temporary and permanent) shall be estimated 
 and compared among the three alternatives.  Estimates shall contain 
 information adequate to adjust them later as more detailed information 
 becomes available.  

  
 4.6 Presentation of Findings at a Planning Commission Public Hearing and 

 Possible Selection of a Preferred Area Plan by the Planning Commission 
 
The Firm will make a detailed presentation to the Planning Commission at an 
outreach public hearing about the three Area Plans.  The Area Plan descriptions 
will be important to community leaders as they evaluate the development density, 
building heights, and parking arrangements likely to occur in the study area.   At the 
conclusion of public comments, the Planning Commission will be asked by the staff 
to select a ñpreferredò Area Plan for consideration by the Town Council.  Further 
public comment may occur at additional meetings that are not attended by the Firm. 
 

DELIVERABLES:  

Prepare a detailed report and a detailed presentation for the Planning 
Commission public hearing.  For meetings attended by the Firm, record 
feedback from members of the public and the Planning Commission for later 
reporting to the Town Council. Return to an additional public hearing with 
refinements to the report and the presentation to allow the Planning 
Commission to be comfortable making a recommendation to the Town 
Council.   

 
 4.7 Consideration of Area Plans by the Town Council:  

 
A.  The Firm will make a detailed presentation to the Town Council at a 

work session and respond to questions by Town Council members.  
The Town Council will be provided with the report resulting from the 
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Planning Commission review.  Subsequently, a summary presentation 
will be repeated at an outreach public hearing by the Town Council 
about the six Area Plans.  Staff will ask the Town Council to select a 
ñpreferredò Area Plan by selecting elements from each of the six area 
plan scenarios.  

 

DELIVERABLES:  

Prepare a detailed report and a detailed presentation for the Town Council 
work session. Record feedback and questions from the Town Council and 
respond as appropriate in a separate report for the Town Council public 
hearing.  

 
Provide a summary presentation for the Town Council public hearing.   

 
 4.8 Selected Area Plan  

 
A. Based on the Town Councilôs selection of elements from each of the 

six area plan scenarios, the Firm will prepare a seventh area plan 
(ñSelected Area Planò).  

DELIVERABLES:  

Create maps and diagrams illustrating the Selected Area Plan. Comparison 
with existing condition, including changes in height, density, open space and 
other significant features, shall be shown.  Provide tables of descriptive data 
relative to land and floor area developed and other relevant features.   

 
 

B.  Task 4.4, Transportation Analysis, shall be expanded to reflect the 
selected area plan. 

 
C.  Task 4.5, Capital Improvement Guide, shall be expanded to reflect the 

selected area plan. 
 
D.  The Firm will make a detailed presentation to the Planning 

Commission at an outreach public hearing about the Selected Area 
Plan.  The area plan description will be important to community leaders 
as they propose the development density, building heights, and 
parking arrangements envisioned to occur in the study area.    

 

DELIVERABLES:  

The Firm will prepare a draft of the Selected Area Plan in report format.  Using 
information acquired and developed during the course of the study, the Firm will 
prepare a list of criteria to be used in evaluating the suitability of applications for 
redevelopment in the study area under the selected Area Plan.   The draft Area 
Plan would consist of the following: 

1. Executive Summary  

2. Analysis of existing conditions  
3. Analysis of development opportunities  
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4. Summary of Area Plan scenarios that were studied 
5. Detailed description of selected area plan 
6. Transportation analysis for the selected area plan   
7. Criteria to Evaluate Redevelopment  
8. Plan of public improvements for the selected area plan  
Appendix:  Detailed report provided earlier to the Planning Commission 
and Town Council 
 

The Area Plan would include narrative text as well as maps, diagrams, 
drawings, public improvement concepts, and relevant photographs. The report 
will include and document summary information about the process and the 
content of the area plan scenarios explored and presented to the Planning 
Commission and Town Council  

 
Prepare a detailed presentation for the Planning Commission public hearing. 

 
E. The Firm will make a detailed presentation to the Town Council at an outreach 

public hearing about the Selected Area Plan.  The area plan description will be 
important to community leaders as they propose the development density, 
building heights, and parking arrangements envisioned to occur in the study 
area.    

 

DELIVERABLES:  

The Firm will prepare a final version of the Selected Area Plan in report format.  
Using information acquired and developed during the course of the study, the 
Firm will prepare a list of criteria to be used in evaluating the suitability of 
applications for redevelopment in the study area under the selected Area Plan.   
The draft Area Plan would consist of the following: 

1. Executive Summary  

2. Analysis of existing conditions  
3. Analysis of development opportunities  
4. Summary of Area Plan scenarios that were studied 
5. Detailed description of selected area plan 
6. Transportation analysis for the selected area plan   
7. Criteria to Evaluate Redevelopment  
8. Plan of public improvements for the selected area plan  
Appendix:  Detailed report provided earlier to the Planning Commission 
and Town Council 
 

The Area Plan will include narrative text as well as maps, diagrams, drawings, 
public improvement concepts, and relevant photographs. The report will include 
and document summary information about the process and the content of the 
area plan scenarios explored and presented to the Planning Commission and 
Town Council  

 
Prepare a detailed presentation for the Town Council public hearing. 

 
4.9  Optional Tasks: 
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 A. Visualization of Area Plans A, A1, B, B1, C, C1 and the Selected Area 
 Plan:  These optional tasks may or may not be initiated by the Town 
 during the course of the study. The proposer shall provide a total cost 
 for each of these tasks as well as a description and hourly staffing  by 
 position. 

  
1.  Provide at least three perspective drawings for one of the area 

plans as determined by the staff and demonstrating building 
context (relative to streets and surrounding development) mass, 
height, likely style, and examples of façade treatments for 
structured parking.  The drawings may be original artwork but 
must be reproducible electronically. 

 
  2.   Develop a scale model of the study area not to exceed a  

  finished size of 5 feet by 5 feet; the model shall be collapsible 
  for ease of transport and storage. 

 
3. For the selected area plan, prepare a concept plan with 

narrative of no more than three pages of text and a minimum of 
five concept drawings to present information about pedestrian 
needs, streetscape configuration, and associated right-of-way 
requirements. 

 
 B. Draft language for specific zoning ordinance text amendments would 

 be developed as part of a separate optional effort, to include 
 consultation with the Town Attorney and the Zoning Administrator by 
 the Firm. 

 
4.10  Proposerôs Qualifications:  

 
A.  Offerors shall be primarily engaged in providing the service as 

outlined in these specifications. 
 
B.  Contract will be awarded to a responsible offeror capable of performing 

the quality of work contemplated. Before the award of contract, 
successful offeror may be required to show they have the necessary 
facilities, experience, ability, and financial resources to perform the 
work in a satisfactory manner and within the time stipulated. If the 
contract contains special work of a complicated nature, or if it contains 
items or material or work the character of which will depend upon the 
Firm's skill or experience, they may be required to show evidence of a 
satisfactory record of similar work performed or materials furnished.  

 
C.  Offeror's firm shall be one of national or regional reputation currently 

engaged in the business of planning and architectural consulting and 
shall have proven quantifiable ability in this area for a period of no less 
than 3 years. 

 
 4.11 Statement of Qualifications:  
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 The statement of qualifications must include a description of organizational 
 and staff experience and resumes of proposed staff. 
 
 A.  Organizational and Staff Experience: Offerors must describe their 

 qualifications and experience to perform the work described in this 
 Request for Proposal. Information about experience should include 
 direct experience with the specific subject matter.  

 
 B.  References: Special notation must be made of similar or related 

 programs performed and must include organization names, addresses, 
 and names of contact persons and current telephone numbers for such 
 reference.  

 
 C. Personnel: Full time and part time staff, proposed Firms and 

 subcontractors who may be assigned direct work on this project should 
 be identified. Information is required which will indicate the composition 
 of the task or work group, its specific qualifications and recent relevant 
 experience. Special mention shall be made of direct technical 
 supervisors and key technical personnel and approximate percentage 
 of the total time each will be available for this project. The technical 
 areas, character and extent of participation by any subcontractor or 
 Firm activity must be indicated and the anticipated sources will be 
 identified. Resumes of staff and proposed Firms are required indicating 
 education, background, recent relevant experience with the subject 
 matter of the project. Current telephone numbers must be included.  

 
 D.  A staffing plan is required which describers the offerorôs proposed staff 

 distribution to accomplish this work. The staffing plan should indicate a 
 chart that partitions the time commitment of each professional staff 
 member across the proposed tasks and a timeline for the project. It is 
 mandatory that this section identify the key personnel who are to work 
 on the project, their relationship to be contracting organization and 
 amount of time to be devoted to the project. This includes Firms as 
 well as regular employees of the offeror, if relevant. A part of this 
 section should include a detailed description of activities that are to 
 occur, significant milestones and anticipated deliverables. 

  
 E.  The personnel named in the technical proposal will remain assigned to 

 the project throughout the period of this contract. No diversion or 
 replacement may be made without submission of a resume of the 
 proposed replacement with final approval being granted by the 
 Purchasing Agent.  

 
5.0  PROPOSAL PREPARATION AND SUBMISSION REQUIREMENTS:  
 
 5.1  General Requirements  
 

 A.  RFP Response. In order to be considered for selection, the Firm must 
 submit a complete response to this RFP. One (1) original and five (5) 
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 copies of each proposal must be submitted to the Townôs Purchasing 
 Agent. The Firm shall make no other distribution of the proposal.  

 
 B.  Proposal Preparation  
 

 1.  An authorized representative of the Firm shall sign the proposals (page 
 1 of the RFP). All information requested should be submitted. Failure 
 to submit all information requested may result in the Town requiring 
 prompt submission of missing information and/or giving a lowered 
 evaluation of the proposal. Proposals which are substantially 
 incomplete or lack key information may be rejected by the Town. 
 Mandatory requirements are those required by law or regulation or are 
 such that they cannot be waived and are not subject to negotiation.  

 2. Proposals should be prepared simply and economically, providing a 
 straightforward, concise description of capabilities to satisfy the 
 requirements of the RFP. Emphasis should be placed on 
 completeness and clarity of content. 

 
 3.  Proposals should be organized in the order in which the requirements 

 are presented in the RFP. All pages of the proposal should be 
 numbered. Each paragraph in the proposal should reference the 
 paragraph number of the corresponding section of the RFP. It is also 
 helpful to cite the paragraph number and repeat the text of the 
 requirement as it appears in the RFP. If a response covers more than 
 one page the paragraph number should be repeated at the top of the 
 next page. The proposal shall contain a table of contents and a 
 separate table which cross-references the RFP requirements to 
 proposal paragraphs. Information which the Firm desires to present 
 that does not fall within any of the requirements of the RFP should be 
 inserted at an appropriate place or be attached at the end of the 
 proposal and designated as additional material. Proposals that are not 
 organized in this manner risk elimination from consideration if the 
 evaluators are unable to find where the RFP requirements are 
 specifically addressed. The Firmôs proposal should provide all the 
 information which it considers pertinent to its qualifications for the 
 project and which respond to the Scope of Services described.  

4.   Each copy of the proposal should be bound or contained in a single 
 volume where practical. All documentation submitted with the proposal 
 should be contained in that single volume.  

 
 5.2  Specific Proposal Requirements  
 

Firms are required to submit the following items as a complete proposal:  
 
 A.  Certification page (page 1 of the RFP) and the return of this completed 

 RFP and any addendum(s), acknowledgments, signed and filled out as 
 required.  
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 B.  The submission of a proposal on this service will be considered as a 
 representation that the offeror has carefully investigated all conditions 
 which affect or may, at some future date, affect the performance of the 
 services covered by the proposal; that the offeror is familiar with all 
 federal, state, and local laws, and all codes and ordinances of the 
 Town which in any way affect the prosecution of the work or persons 
 engaged or employed in the work; and that the offeror shall secure all 
 necessary permits required to perform this service at their own 
 expense.  

 
 C.  Proposals are to be submitted in a format that allows uniform review 

 and easy access to information by the proposal evaluation committee. 
 All proposals shall provide a delineation of capabilities to satisfy the 
 requirements of this request. Emphasis should be on completeness 
 and clarity of content. Elaborate brochures or voluminous examples 
 are neither required nor desired. The items to be addressed in the 
 proposal are listed below.  

 
 D.  Cost proposals will be requested from short listed firms selected in 

 accord with competitive negotiations. These cost proposals shall be 
 submitted in a format that allows uniform and easy access to 
 information by the proposal evaluation committee. Emphasis should be 
 on completeness and clarity.  

 
In addition, short listed firms shall provide a cost proposal summary in the 
following format:  
 

Review and analyze existing conditions (RFP 4.1) $_________ 
Development Opportunities Analysis (RFP 4.2) $_________ 

Develop Area Plans (RFP 4.3) $_________ 
Transportation Analysis and Model (RFP 4.4A) $_________ 
Metrorail Station Access Facilities (RFP 4.4B) $_________ 

Capital Improvement Guide (RFP 4.5) $_________ 
Reports and Presentations (RFP 4.6 and RFP 4.7) $_________ 

TOTAL PRICE $_________ 
  
Optional Task: Perspective drawings (RFP 4.81A1) $_________ 

Optional Task: Scale Model  (RFP 4.81A2) $_________ 
Optional Task: Concept plan for streetscape (RFP 4.81A3) $_________ 

Optional Task: Zoning Ordinance Text  (RFP 4.81B) 
$_________ 

 
 

 E.  Proposed contract execution schedules are to be submitted in a format 
 that allows uniform and easy access to information. Emphasis should 
 be on completeness and clarity. Microsoft Projects is highly 
 recommended as the tool used to develop the schedule. The schedule 
 should depict each phase as a single effort with clearly indicated 
 milestone dependencies within the phase. There should be no 
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 dependencies for the completion of a phase from work to be performed 
 in a subsequent phase. The schedule should be in week increments 
 and have sufficient completion milestones to allow the contract monitor 
 to identify schedule variants in time to take corrective action.  

 
 5.3  Offerorôs Credentials: 
 

The offeror shall provide, in detail, the offerorôs credentials in the field of transit 
oriented development and transportation analysis Firm services and any 
information which documents successful and reliable experience in past 
performances, especially those related to the requirements of this RFP. A 
description of the offerorôs corporate experience and background in providing this 
service requirement, number of years in operation and financial information is also 
required. Failure to do so may be cause for rejection of proposal.   The offeror 
shall submit a statement indicating the offerorôs ability, reliability, expertise and 
understanding of the service requirements and how the offeror will deliver the 
service.  

 
Staff Credentials: The proposal shall include the name, title, address, and 
telephone number of person(s) who will both manage and be assigned to 
supervise services under the proposal. Failure to do so may be cause for rejection 
of proposal.  
 
A one-page resume, including references detailing the qualifications and 
experience of each individual who will personally provide the proposed services 
related to this RFP shall be provided (with the exception of clerical/support 
personnel). Failure to do so may be cause for rejection of proposal.  
 
Describe the information and materials that will be needed by the firm from the 
Town in order to complete the area plan.  
 

 
6.0 EVALUATION AND AWARD  
 

 6.1  Evaluation Criteria.  
 

An Evaluation Committee will evaluate the proposals using the following criteria.  
 
 A.  Experience and Credentials: Experience and history of the firm in the 

 particular disciplines covered by the RFP, as well as credentials of the 
 project team and experience in providing similar services to public 
 sector organizations. (40 points)  

 
 B.  Understanding:  Demonstrated understanding of the scope of 

 services and familiarity with the Town while achieving a cost-effective 
 project.   (35 points)  

 
 C.  Workload:  Current workload and resources. This will include 

 evidence of quality of previous work, timeliness, diligence and 
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 ability to meet schedules and needs of other public sector 
 organizations.  (25 points)  

 
  
 
Once each member of the Evaluation Committee has independently read and 
rated each proposal and completed a proposal evaluation matrix form, a 
composite preliminary rating will be developed which indicates the group's 
collective ranking of the highest rated proposals in a descending order. The 
preliminary rating will be used to select the firms for further considerationðthe 
short-list. At this point, the Evaluation Committee will conduct interviews and have 
discussions with the top ranked firms (usually the top three to five depending upon 
the number of proposals received).  
 
If an offeror is selected for interview, that offeror shall submit to the Town within 
three (3) working days of notification, their non-binding fee/rate schedule. The 
individual offerorôs fee/rate schedule should include a rate for all labor categories 
that the offeror anticipates using on the project.  
 
For proposal evaluation purposes, provide an hourly rate (non-binding) and 
anticipated share of total team hours for each of the following representative 
categories. Minimum experience is indicated in parentheses for each category. 
Rates included herein should correspond as closely as possible to the actual rate 
category identified in the individual firmôs fee/rate schedule even though the 
category titles may differ.  
 

Principal (Corporate Officer or Partner)  
Project Manager (Registration + 10 yrs experience + 3 yrs as Project Mgr.)  
Senior Planner (7-10 yrs experience)  
Planner (3-7 years experience  
Engineer 1 (Registration + 7-10 yrs. experience)  
Engineer 2 (Registration + 5-7 yrs. experience)  
Engineer 3 (3-5 yrs experience)  
Technician 1 (5-7 yrs. experience + required certifications for type)  
Technician 2 (3-5 yrs. experience + required certifications for type)  
Administrative (3 yrs. general office experience)  
 

After the interviews, the Evaluation Committee will finalize the rankings. Final 
negotiations for a binding fee/rate schedule will begin with the top ranked firms in 
each service group. If a contract acceptable to the Town cannot be negotiated at 
rates that are considered fair and reasonable, negotiations shall be terminated with 
those firms and negotiations conducted with the next ranked firm, and so on. Town 
staff will conduct all subsequent negotiations and will make a recommendation to 
the Town Council for the resulting contract award. The rankings shall remain 
confidential until after the contract award.  
 

 6.2 Award of Contract:  
 



RFP 10-01 Herndon Metrorail Station Area Plan 
 

 22 

 A.  The Evaluation Committee may select two (2) or more Firms deemed 
 fully qualified and best suited among those submitting proposals, on 
 the basis of the evaluation factors identified in the request for proposal. 
 Such Firms shall be encouraged to elaborate on their qualifications 
 and performance data or staff expertise pertinent to their proposal, as 
 well as alternate concepts. At this negotiation stage the Town may 
 discuss and/or request binding estimates of costs, fee per task, and, if 
 desirable, binding estimates of hours and hourly costs for services to 
 be provided. After negotiations are completed, the Firm having made 
 the best proposal shall be awarded the contract.  

 
 B.  Should the Evaluation Committee determine in writing and in their sole 

 discretion that only one (1) Firm is fully qualified, or that one (1) Firm is 
 clearly more highly qualified and suitable than the others under 
 consideration, a contract may be negotiated and awarded to that Firm.  

 
 C.  Subject to changes agreed upon in negotiations, all terms of proposal 

 of the Firm selected will be binding. The Town may cancel this RFP or 
 reject responses at any time and is not required to furnish a statement 
 of the reason why a particular response was or was not deemed to be 
 advantageous. The Town reserves the right to select multiple 
 underwriters; joint proposals will not be accepted.  

 
Proposals should be submitted initially on the most complete and 
favorable terms from a technical standpoint. Should proposals require 
additional clarification and/or supplementary information, firms should 
be prepared to submit such additional clarification and/or 
supplementary information in a timely manner when so requested. 
 
The Evaluation Committee may make such reasonable investigations 
as it deems proper and necessary to determine the ability of the Firm 
to perform the work. The Evaluation Committee and/or its 
representative(s) reserve the right to inspect the Firmôs physical 
premises prior to award to satisfy questions regarding the Firmôs 
capabilities.  

 
 D.  Contract award for services specified in this RFP are non-exclusive 

 and does not preclude the Town from issuing solicitations, negotiating 
 or awarding other contracts for similar services.  

 
 6.3  Contract Term  
 

The contract term shall be dependent on the proposed scope of work and the 
schedule to complete the processes as described in this Request For Proposals. 
Contract shall be subject to cancellation for cause or convenience with written 
notice 30 days prior to the effective date of the cancellation.  
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ATTACHMENT B 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Quarter mile 
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Half mile 
radius 

Herndon 2030 Comprehensive Plan  Near the Planed  Metrorail Station 
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ATTACHMENT C  
 

 Herndon 2030 Comprehensive Plan Text Pertaining to Metrorail Urban Development Area 
Adopted August 12, 2008 

 

Regional Corridor Mixed-Use 
 

This is the most intense land use category 

within the town, providing for major mixed-use 

development along the Dulles Toll Road 

corridor.  This category includes relative dense 

residential and commercial land use ranging 

from hotels to office buildings.  The Regional 

Corridor Mixed-Use designation is shown in 

purple on the Land Use map.  

 

Land Use Policies for Regional Corridor 
Mixed-Use 
1.  Provide for a regional scale mixed-use 

development environment. 

2.  Create an attractive environment that 

encourages companies and businesses 

to locate and remain within the town 

limits. 

3.  Generate positive economic benefits 

for the town in terms of employment, 

retail sales and tax revenues. 

4.  Provide appropriate site design and 

excellent pedestrian facilities to 

support mobility among the mix of 

uses within the Regional Corridor 

Mixed-Use and connectivity to other 

areas of the town. 

 

Metrorail Station Urban Development 

Areas 
 

Within the Regional Corridor Mixed-Use area, 

there is land further designated on the Land Use 

Plan map as the Metrorail Station Urban 

Development Area.  It is anticipated that the 

Metrorail Station Secondary Impact Area will  

also cover portions of adjacent land designated 

Office Parks and Flexible Space.  NOTE:  The 

Urban Development Area and the Secondary 

Impact Area combined will  likely be included in 

a transportation improvement tax district that is 

to be formed by the Western Area Landowners 

for Rail to Dulles (WARD) or any successor to 

this group of property owners.  Properties in 

these areas will  experience a special benefit due 

to their proximity to a Metrorail station.  The 

Background Report for the 2030 

Comprehensive Plan dated March 2007 (see the 

town web site at www.herndon-va.gov) includes 

a map of an earlier tax district proposal and the 

Town Council anticipates that this same area 

will  be the subject of a future tax district 

proposal.  The Town Council may adjust the 

area depending on the specific content of the 

land owner petition for the tax district and the 

properties that sign the petition.  Concurrent 

with action on the tax district petition, the Town 

Council anticipates amending the 

comprehensive plan to show the Secondary 

Impact Area along with the Urban Development 

Area.   

 

The Metrorail Station Urban Development Area 

conforms with new Virginia Code 15.2-2223.1 

requirements concerning areas for growth with 

new urbanist development . . . The Urban 

Development Area (UDA) identifies where 

higher density, transit oriented development is 

appropriate.  A mix of uses is encouraged.  

Properties that border the Dulles Toll Road 

and/or Herndon Parkway have a higher 

redevelopment potential.  The properties that 

border the residential neighborhood to the north 

have redevelopment potential but building 

heights must taper down dramatically in relation 

to the scale of the adjacent neighborhood.  Even 

though the UDA within Herndon currently 

features relatively dense development, there is 

significant potential for redevelopment over the 

long term, especially where existing buildings 

are limited to one story. 
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ATTACHMENT D 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

Regional Corridor ï Mixed Use and Metro Station Urban 
Development Area  (Possible transit oriented 
redevelopment) 

Regional Corridor ï Mixed Use (Possible 
transit related redevelopment) 

Study Area Boundaries: 

Study Area for the 

Herndon Metrorail 

Station Area 
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ATTACHMENT E 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Northern ½ mile 
radius of rail 
station platform 

Metro station urban 
development boundary, per 
2030 comprehensive plan 

Boundary 
of possible 
�³transit 
related�³ 
developmen
t 

Rail platform  

with pedestrian 
br idges 

Redevelopment Opportunities and Constraints 
Herndon Metrorail Station Area Plan  

Areas adjacent to and having the most 
impact on single family neighborhoods 

�± transitional features imperative 

Most likely location for 
redevelopment at higher density 
(TBD) 

Resource Protection 

Area 

Bus loop and Kiss and 

Ride area 

Possible addition to Metro station 
urban development boundary (as a 

comprehensive plan amendment) 

High voltage overhead 

power line 


