
MEMORANDUM 

To: Chairman Cunningham and Members of the 
Planning Commission 

From: Jason D. Sutphin, Community Development Division Chief 

Through: Brooke Hardin, Director of Community Development and Planning 

Work Session – Capstone Collegiate Communities 
Tax Map # 57-2-20-006A. 

Meeting 
Date: December 18, 2017 

The attached documents are inclusive of all materials for the Planning Commission work 
session on the above-referenced items, including a staff report and the materials that the 
applicant has provided in advance of this meeting.   This memorandum serves to provide 
explanation of the purpose of this work session.  

The applicant requests discussion with the Planning Commision regarding a proposed 
redevelopment of the subject site prior to filing an application.   The applicant has requested 
this work session to gain initial feedback from the Planning Commission before proceeding 
with design refinements.  The proposal would be dependent on a Comprehensive Plan Future 
Land Use Map amendment from Business-Commercial to Residential – High, and a rezoning 
from CR Commercial Retail to PD-R Planned Development Residential and Old Town 
Fairfax Transition Overlay District.   

Meeting Date: 12/18/2017
 Agenda Item: 9a.
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Background 

The subject property is 6.15 acres located within the block bounded by University Drive, Layton Hall Drive, Democracy 
Lane and Old Lee Highway.  The subject property is zoned CR Commercial Retail and is within the Old Town Fairfax 
Future Transition Overlay District. 

Table 1 provides a summary of surrounding land uses. 

Figure 1: Existing Zoning 

Existing Zoning Existing Land Use Future Land Use 

Site CR Commercial 
Retail Commercial - Office Business - 

Commercial 

North CR Commercial 
Retail Commercial - Office Business - 

Commercial 

South CR Commercial 
Retail Commercial - Retail Business - 

Commercial 

East CR Commercial 
Retail Commercial - Office Business - 

Commercial 

West RT Residential - Single 
Attached 

Residential - 
Medium 
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Table 1: Surrounding Property Descriptions 

Proposal Summary 
The applicant, Capstone Collegiate Communities, L.L.C. proposes to replace the existing low-rise office buildings and 
all associated structures currently located on the 6.15-acre site with four and five-story multifamily buildings with 
approximately 230 to 270 units (37.4 to 43.9 dwelling units per acre). The units will include a mix of studio, one, two, 
and four bedroom units with approximately 750 to 800 bedrooms. A separate lease agreement with each individual 
resident with a minimum of twelve month term would be required. In accordance with Zoning Ordinance 
requirements, no more than four unrelated individuals will be permitted to occupy a single dwelling unit. The applicant 
proposes to market the dwelling units to college students for off-campus housing, and the site would remain privately 
owned and managed.  From a Zoning Ordinance use standpoint the use would be defined as residential multifamily, 
and it is staff’s understanding that the Fair Housing Act would exclude the applicant from accepting only students as 
renters, thus this would be a market rental complex.  The development would provide approximately 11,000 sf of 
amenities and a parking deck with approximately 640 to 780 parking spaces and 50 surface parking spaces, the specifics 
of the proposal have not been completed to date.  Access would be provided from University Drive and Layton Hall 
Drive, along with interparcel access.  

Land Use 
The subject property is designated as Business Commercial on the Comprehensive Plan Future Land Use Map as 
indicated in Figure 2

Figure 2: Future Land Use 
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The applicant proposes to file an application for amendment of the Comprehensive Plan Future Land Use Map from 
the existing Business-Commercial designation, which does not support housing, to Residential – High, which 
accommodates more than 12 dwelling units per acre.   At this time, the applicant proposes a density range between 
37.4 to 43.9 dwelling units per acre.   

The applicant proposes a rezoning from the underlying zoning of CR Commercial Retail to PD-R Planned 
Development Residential.   The Comprehensive Plan also envisions that the Old Town Fairfax Transition Overlay 
District (OTFTOD) would be extended to Layton Hall Drive, which is an area that includes this site.   The applicant 
proposes to also extend the OTFTOD to this site through a rezoning action.    

Figure 3: Map LU-3 
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Comprehensive Plan 

High Density Residential 
Generally supporting a residential density greater than 12 units per acre, this category is typically applied to apartment 
or condominium developments. Providence Park apartments, located between Chain Bridge Road and Providence 
Park, is an example of high density development. (Comprehensive Plan, page 161-162) 

Commercial 
Retail, office and hotel uses are appropriate in this category. The broad nature of this category allows for a mixture of 
nonresidential uses in addition to the typical single-use shopping center or office park developments commonly found 
along a commercial strip. (Comprehensive Plan, page 162) 

1. Old Town Fairfax: Historic Downtown & Transition District 
Old Town Fairfax is a very special combined neighborhood, business center and preservation area. In response to this 
special nature, the Land Use Plan designates most of the properties located in the historic downtown as Mixed Use to 
reflect not only the existing land use but also the preferred diversity in land uses. Properties comprising the Transition 
District are designated the various land uses indicated on the Future Land Use Map and elsewhere in this text. The 
designation of these areas in the Historic District and the Transition Overlay District allows the City to review each 
project with respect to its compatibility with the Historic Downtown and its contribution to the overall “old town” 
concept. Old Town Fairfax should contain a variety of land uses, including retail shops, restaurants, offices, residential 
uses, shared or public parking facilities, and open spaces. (Comprehensive Plan, page 165) 

Northward Extensions 
The extension of the Transition Overlay District to include all of Farrcroft brought its northern boundary in line with 
the northern end of the Transition District along Chain Bridge Road. This action left the properties along Layton 
Hall Drive, Whitehead Street, Plaza Drive and Democracy Lane as missing links along an otherwise logical 
boundary of Old Town Fairfax. Properties along these streets are therefore recommended for future inclusion into the 
Transition Overlay District. Changes in grade between the office development in Courthouse Plaza, Old Lee Plaza, 
and Providence Hill and the sidewalk areas of University Drive, Layton Hall Drive and Old Lee Highway tend to 
separate this portion of the extension area from the primary streets. However, the borders of these properties are 
particularly important to the entrances to the Old Town Fairfax Historic District. (Comprehensive Plan, pages 168-
169) 

Transition District 
Following are descriptions of preferred development forms and uses within the TOD as provided in 
the Land Use Chapter of the Comprehensive Plan. 

“Old Town Fairfax [Historic District and Transition District combined] should contain a 
variety of land uses, including retail shops, restaurants, offices, residential uses, shared or 
public parking facilities, and open spaces. 

“The preferred mix of uses would include restaurants, retail, and personal services on the 
ground floor of buildings that are intermixed along street frontages with residential or office 
uses above.” (Comprehensive Plan, page 165) 
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View from the corner of University Drive and 

Democracy Lane facing northeast towards site 

View into site facing north towards existing 

parking lot 

Note: 

Photos were taken October 2, 2017 

View from the adjacent northern property 

retaining wall facing south towards site 

View into site facing northeast toward existing 

building 

View from Democracy Lane facing west 

towards site 

View into site facing west towards existing 

buildings and adjacent property 

Existing Site Photos 
Democracy Lane - City of Fairfax, VA 
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View into site facing southwest towards existing 
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Conceptual Site Plan

+974.5
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Representative Project Examples

Top: Northpoint Crossing Isometric

Left:
Lofts at City 
Center 
Common 
Area Space

Right:
Northpoint 
Crossing 
Exterior

Top: Lofts at City Center Common Area

Top: Lofts at City 
Center Exterior



CAPSTONE COLLEGIATE COMMUNITIES | 11.14.2017

Representative Project Examples

Right: Northpoint 
Crossing Exterior

Bottom: Northpoint 
Crossing Isometric Top: Hannah Lofts 

Isometric

Left: Hanna Lofts 
Front Exterior



CAPSTONE COLLEGIATE COMMUNITIES | 11.14.2017

Representative Project Examples

Assorted Exterior Photos of College Station
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Representative Project Examples

Bottom: 13th & Olive in Eugene, OR

Right: 13th

& Olive 
Isometric 
Exterior

Right: 
Northpoint 
Crossing 
Exterior
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Representative Amenity Examples

Left: 
Northpoint 
Crossing 
Pool View

Right:
Northpoint 
Crossing 
Exterior view 
of Leasing 
Office and 
Clubhouse

Right:
Cottages of 
Tempe 
Overhead 
Pool View

Right:
Northpoint 
Crossing 
Exterior 
Amenity 
Space
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Representative Amenity Examples

Top Row and Bottom Left: Indoor 
Fitness area at Northpoint Crossings

Bottom: Indoor Workout 
Area at Hannah Lofts

Top: Outdoor Workout Space at 
Northpoint Crossings
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Representative Amenity Examples

Right: 
Arlington 
Cottages 
Study Area

Top: Study Room at Hannah Lofts

Left: 
Computer Bar 
at Northpoint 
Crossings

Left at Right: Study Areas at 
Northpoint Crossings
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Representative Amenity Examples

Left: 
Cottages of 
Arlington 
Indoor 
Common 
Area Space

Top: Cottages of 
Boone 
Game/Lounge 
Area

Right: 
Game 
Room at 
Hannah 
Lofts

Left: Study 
Space/Common Area at 
Northpoint Crossings
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Representative Unit Examples

Left: Bathroom at 
Northpoint Crossings

Bottom: Kitchen 
Shot at Northpoint 
Crossings

Bottom: Living 
Area/Bedroom at 
Northpoint Crossings
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Conceptual Elevation    
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Material Samples

BRICK COLOR 1

BRICK COLOR 2

BRICK COLOR 3

ASPHALT SHINGLES (ROOF) STANDING SEAM (ACCENT) FIBER CEMENT PANEL (1) FIBER CEMENT PANEL (2) LAP SIDING 
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Scale: 1/16” = 1’-0”

Streetscape Schematic Design - Section & Plan
 George Mason University - Fairfax, VA

Capstone Collegiate Communities| 9.15.2017

Streetscape Schematic Design - Section & Plan

U
N

IV
ER

SI
TY

 D
RI

VE
80

’ 
PU

BL
IC

 R
.O

.W

40’-0”CE
N

TE
RL

IN
E

R.
O

.W
.

R.
O

.W
.

40’-0”

3’

PLANTING 
STRIPPLANTING 

STRIP

10’-0”

SIDEWALK

9’-10”7’8’

FRONT
YARD

SIDE
WALK

EXISTING TOWNHOMES
PROPOSED DEVELOPMENT

22’-0”

UNIVERSITY DRIVE

22’-0” 25’-0”

FRONT YARD

SCALE: 1/16”= 1’-0”



CAPSTONE COLLEGIATE COMMUNITIES | 11.14.2017

Parking Deck North Elevation 

LAYTON HALL DRIVE
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