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Figure 1: Aerial View of Study Area
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INTRODUCTION
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The 4MRV Initiative
The character of Arlington County has changed greatly through the years, such that
the Four Mile Run Valley (4MRV) is the last large area where there is a concentration
of property zoned for industrial uses within the County. The pereviously unplanned
4MRV area is located between the Nauck Revitalization District, where new mixeduse development is planned around a Town Square, and Shirlington Village, which has
grown from a neighborhood shopping strip to a major mixed-use hub, with housing,
offce, retail, arts and civic uses, as well as a Bus Transit Center.
Over time, businesses in the 4MRV area have shifted from industrial to service commercial uses, and the most recent new developments incude public storage and a
small brewery; which were approved by-right under the existing zoning. In the absence of planning guidance for this area, this type of piecemeal development will likely
continue to occur. Community members have requested, for some time, that a Plan
be developed for this area. This planning process was initiated to provide an opportunity for community dialogue about the future of this area, considering the built and
natural environments, potential future public and private investments, and how those
elements would work together, building on the history of the area.

PLANNING PROCESS GOAL
The overall goal of the Four Mile Run Valley (4MRV) initiative is to develop a comprehensive future vision for the Four Mile Run Valley and specific strategies to achieve
that vision through the adoption of a 4MRV Area Plan, a Parks Master Plan, and a
design for the Nauck Town Square. These plans will help guide public and private
investment, including County operations for the long term, along with the preservation and enhancement of natural resources, open spaces, and future development,
in a manner compatible with the surrounding area and consistent with the County’s
overall policies.
The Area Plan will address key planning issues including environmental sustainability,
open space planning, building height, land use mix, urban design, and transportation
systems. The Area Plan will include short- and long-term recommendations and strategies to address how the character of the area might change over time. The Plan will

assess demand for the area’s existing industrial and service commercial uses, including
analysis of how this area can support Countywide demands over the long term, and
evaluate potential for appropriate future uses that are consistent with the Area Plan
vision.
The Parks Master Plan, developed in coordination with the Area Plan, will provide a
vision for the comprehensive replacement and realignment (exclusively for park purposes) of existing park features and the addition of new park amenities to meet the
growing demand for active recreation, cultural resources and natural resource preservation. The Parks Master Plan will be a comprehensive Master Plan for Jennie Dean
Park, Shirlington Park, the Shirlington Dog Park and other potential park spaces. The
Plan will be phased and incorporated into the County’s Capital Improvement Program
(CIP). The Parks Master Plan will establish a vision, policies and implementation strategies including but not limited to: design guidelines detailing the placement, orientation, materials and programming of open space/park amenities. The Master Plan will
include recommendations for use, sizes and locations of parks within the study area;
park area circulation, multi-modal transportation and parking needs; environmental/
floodplain/Resource Protection Area/energy considerations; massing and phasing for
potential indoor facilities and cultural amenities; and exploration of opportunities to
re-naturalize and integrate the Four Mile Run Stream into the parks.

4MRV POLICY FRAMEWORK
This Policy Framework provides a brief review of the area’s history and existing
conditions; and a summary of the planning process, including the recurring themes
that were gleaned from input that was received throughout the process to this
point. Guiding Principles, which we’re adopted by the 4MRV Working Group, are
also included in this document. The community input and Guiding Principles helped
to shape the crafting of a draft Vision Statement, which, in short, ties the area’s
future to its industrial past and suggests that strategic interventions by the County
can contribute to a safer, more accessible area that includes revitalized public parks,
enhanced access to natural areas, better connectivity, and new public and private
investment that could include the arts.
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This document also provides an overview of the planning concepts that were reviewed
during the process. Based on the input that has been received, the Framework
shows how the concepts have evolved, and indicates staff recommendations in
terms of synthesizing that input and balancing that with adopted County policy. The
Framework goes further to outline the major policy guidance that will be necessary to
support the vision.
The Policy Framework, when adopted, will be basis for the development of the Area
Plan and Park Master Plan,, which will provide greater detail about the history of the
area, conditions and constraints, considerations leading to the final concepts, and most
importantly, a timeline and implementation matrix, which will clearly indicate how
and when public improvements and other policy related follow-up actions may be
accomplished.
Several ideas, that are central to the development of the Vision for the area, guide
the development of this document, including:
• Redeveloping Jennie Dean Park and investing in other area parks, over time;

The Policy Framework will serve as the foundation for the draft Four Mile Run Area
Plan (Area Plan) and Parks Master Plan (PMP) documents that will be developed later
in 2018. The draft Area Plan and PMP documents will include implementation strategies, phasing, design guidelines and other policy guidance, as needed, to fully outline
the action steps necessary to achieve the vision for the area.

EXISTING CONDITIONS
The County engaged a team of consultant to review and analyze existing conditions,
surrounding context, and to help develop ideas and concepts for review with the
4MRV Working Group and the broader community. In addition to reviewing existing
Plans and policy documents that might inform this planning process, the consultants
provided analysis in the following key areas:

•

Transportation

•

Increasing access to, and improving, natural spaces;

•

Econnomics

•

Maintaining the existing industrial character / supporting existing businesses;

•

Open Space

•

Expanding parking to support public and private uses;

•

Urban Design / Architecture

•

Mitigating environmental impacts, where possible;

•

Historic Preservation

•

Encouraging the expansion of arts uses; and

•

Improving pedestrian and bicycle safety and connections to/through the area.

These ideas are woven through the Guiding Principles, Conceptual Drawings, and
policy recommendations with the goal of creating, in the long run, a distinct area
where the historic industrial/service commercial character is preserved and integrated with new arts and creative spaces, improved parks and informal natural areas; while
long-standing environmental impacts are mitigated, to the extent possible. The Policy
Framework outlines potential changes/improvements to the area that will occur in
phases, over many years, as private property owners make individual decisions in
response to market forces and the County identifies and implements capital investments.

The consultant team worked with staff to provide updates, reports, and conceptual
drawings for review with the Working Group and have worked to provide key analysis,
as needed.

AREA PLAN STUDY AREA
The Four Mile Run Valley Area Plan study area [See Figure 2: 4MRV Planning Area Map]
is approximately 95 acres in southern Arlington County, bordered by the Nauck residential neighborhood (north), Four Mile Run stream (south), I-395 (east), and Barcroft
Park (west). The study area is divided into four subareas:
Subareas A and B located along S. Four Mile Run Drive include significant community
spaces and recreational resources, including the Four Mile Run Trail, the W&OD Trail,
Allie S. Freed Park, and the immediately adjacent Jennie Dean Park, Shirlington Dog
(Continued on page 9)
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Figure 2: 4MRV Planning Area Map
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Figure 4: Nauck Town Square Concept Plan
NAUCK TOWN SQUARE
The Nauck Town Square (NTS) is one of the core components of the Nauck
Village Center Action Plan (2004). The NTS will be the anchor of the Nauck Village Center and serve as the social and cultural heart of the neighborhood with
amenities to include public art/history, a place for outdoor performances, and other urban public space amenities such as moveable seating and game tables; along
with well-designed landscape/hardscape areas and a dry stream. Walter Hood, a
renowned landscape architect and artist, worked with the community through a
series of visioning sessions to develop the conceptual design for the space. A series
of community charrettes in 2015 and 2016 were held to develop a final concept
design (shown right) that was presented to the community in October 2017. The
project will go to construction in Fall 2018 and be completed by Spring 2020.
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Figure 3: Rendering of Nauck Town Square (Hood Design Studio)
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5
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Figure 5: Study Area Circulation Map
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Figure 6: Study Area Natural Systems Map
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and stream protection.
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Park, and Barcroft Park. The greatest visibility of Four Mile Run itself is from area
bridges; along much of its length, the waterway is faced by the rear of lots/buildings
and dense vegetation.
Subareas A and B contain primarily service commercial uses, including many auto- and
dog-oriented services. Although there are some multi-story buildings, most structures
are single-story and set back from the street edge amongst parking areas. Sidewalks
are intermittent, resulting in limited definition of the public realm and a suboptimal
pedestrian experience along the south side of S. Four Mile Run Drive. In Subarea A, to
the west of South Walter Reed Drive, the sidewalk system is more continuous, but
multiple overhead power lines and a major electrical substation contribute to visual
disorder. Allie S. Freed Park, which is a natural area located on the south bank of Four
Mile Run Drive west of S. Walter Redd Drive, is also located in Subarea A.
Subareas C and D have no public open spaces and limited tree canopy. The historic
Lomax A.M.E. Zion Church anchors the northern edge of the study area. Other uses
found here include service commercial facilities, hotel buildings (near Glebe Road /
I-395) and the Vulcan Concrete Facility. Shirlington Road is the primary vehicular and
pedestrian access through these Subareas.
Although there is a connected sidewalk, a lack of building frontages to define the
streetscape as well as wide pavement area detract from the pedestrian experience.
East of Shirlington Road, parking and storage facilities border the highway; the County is currently leasing 2.5 acres in this area for ART bus storage. Due to the limited
through movement and visibility, uses located here have less impact on surrounding
neighborhoods. The Nauck Branch tributary of Four Mile Run traverses this area.
Where it is above ground, the banks have been degraded and buildings directly abut
the waterway. Much of the waterway is under private ownership.

PARKS MASTER PLAN STUDY AREA
The Four Mile Run Valley Parks Master Plan (PMP) includes three parks: the 12-acre
Jennie Dean Park, Shirlington Park, and Shirlington Dog Park (each roughly 5 acres).
Four Mile Run and its associated floodplain traverse the parks study area from east
to west.
Jennie Dean Park, originally designed in 1949, is located on the eastern portion of
the study area along with the recently acquired parcels, which front along portions
of Four Mile Run Drive, 27th Street South, South Nelson Street and South Oakland
Street. Shirlington Road forms the eastern limit of the Parks study area, Arlington Mill
Drive the southern limit and Walter Reed Drive, the western limit. The core of the

Figure 7: Lomax A.M.E. Zion Church (1978)

Jennie Dean Park includes a basketball court, two tennis courts, a restroom building
with covered space for three picnic tables, and diamonds for baseball and softball. A
playground is located in the shadiest part of the park, surrounded by mature trees
near the stream. A picnic/grill area is also located in this area, with approximately
eight picnic tables that can be moved around. A small open space lies just west of the
playground.
Shirlington Park includes a shared used path (Four Mile Run Trail) and open space
along the southern boundary of Four Mile Run. The path accommodates both pedestrians and cyclists, and shade trees are provided both along the path and along the
roadway edge. Site features include parcourse fitness stations, bike racks, benches, and
a Capital Bikeshare Station, all located along the trail.
Shirlington Dog Park is a unique, heavily used facility and is considered both a local and
regional attraction. Its popularity largely stems from its access to water where dogs
frequently enjoy splashing in Four Mile Run. The entire area (approximately 100,000
square feet) is fenced so that dogs are allowed to wander freely. A small, separately
fenced small dog area is provided near the main entrance. Park amenities include a
dog water fountain, poop/scoop station, a storage shed, benches, shade trees, and a
small memorial tree.
(Continued on page 12)
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Arlington County Comprehensive Plan and Other Adopted County Policy Documents

Figure 8: General Land Use Plan Map

SF
OU
RM
ILE
RUN
DR

RD
ON
GT
N
I
IRL
SH

SA
RLI
NG
TO
NM
ILL
DR

previously established policy.

GLUP
The General Land Use Plan (GLUP) is
the primary policy guide for future development in Arlington County. The plan establishes the overall character, extent and
location of various land uses and serves
as a guide to communicate the policy of
the County Board to citizens, the business
community, developers, and others.
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During this process, staff reviewed the
various elements of the Arlington County
Comprehensive Plan, such as the General
Land Use Plan (GLUP), the Master Transportation Plan (MTP), the Public Spaces
Master Plan (PSMP), to gain an understanding of adopted County policy. In addition, other Plans and policy documents
were reviewed, including the Four Mile
Run (Stream) Restoration Maser Plan and
Design Guidelines.
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Most private parcels in the study area are
zoned M-1 (light industrial). This classification is intended to provide areas for light
manufacturing, wholesale businesses and
distribution centers and other uses inappropriate to residential or service business areas. Additionally, this classification
permits concrete batching operations, motor vehicle storage, towing services, public
facilities for processing refuse or water
carried waste, railroad lines and associated
structures.
Public lands in the study area are zoned
S-3A (special district). The purpose of the
S-3A Special District is to encourage the
retention of certain properties in a relatively undeveloped state. Land so designated may include properties that have distinct and unique site advantages or other
features so as to make them desirable to
retain as active or passive recreation or
for a scenic vista.
Near the intersection of Glebe Road and
I-395 is a hotel district (RA-H). This district allows apartment houses or townhouses (as permitted in RA7-16 districts),
and hotels regulated with site plan approval by the County Board.
Along Shirlington Road is a Service Commercial (C-2) district. The purpose of this
classification is to provide locations for
commercial development with variety in
retail, service and office uses.
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SURROUNDING CONTEXT
To the north along Shirlington Road is an area where future development is guided
by the Nauck Village Center Action Plan. Adopted by the County Board in 2004,
this plan aims to spark revitalization of the Nauck community’s commercial core.
The Nauck Town Square, a central component of this plan and future community
anchor, is currently under design.
South of the study area is the Village at Shirlington, a regional destination that includes a mix of housing, office, retail, arts and cultural, and civic uses; and the County’s Trades Center, which contains municipal facilities including vehicle maintenance
and storage. The eastern boundary of the study area is Interstate 395 and the the
western boundary is Barcroft Park, one of the County’s major recreational facilities.

History of the Study Area

The area’s early development was defined by it’s proximity to fresh water, with several gristmills being developed in the 1700s. Later, the Washington and Old Dominion
(W&OD) Railroad railroad brought new commercial and industrial development. In
the mid-twentieth century, the business focus shifted from railroad-supported industry to an automobile economy.When Interstate 395 opened in 1952, commercial and
industrial businesses continued to locate along South Four Mile Run Drive in order
to serve their customers and to gain better access to the new highway. In 1968, the
railroad ceased operations due to the impact of the interstate and other access roads
in the region. With the decline of the railroad, many businesses vacated properties,
which were soon transitioned to automobile-focused and other service enterprises.

HISTORIC PROPERTIES
The Lomax A.M.E. Zion Church [ See Figure 7, above] is located within the study
area. In 1874, Trustees of the Church purchased an acre of land in the Nauck neighborhood and constructed their house of worship. In 1922, parishioners replaced an
existing structure with the Gothic Revival-styled church that stands today. Members
of the congregation reportedly had an active role in the construction. A historic
cemetery is located to the south and east of the church. It contains approximately
107 interments of church congregants dating from 1894 to 1982. Unmarked graves
and deteriorated markers may date prior to 1894.
Arlington County designated Lomax A.M.E. Zion Church & Cemetery as a Local
Historic District in 1984 and the property was listed on the National Register of
Historic Places in 2004.
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4MRV TODAY
Today, the Four Mile Run Valley is still a largely commercial and automotive-oriented
business district entwined with storage warehouses and sheds. Recently it has seen
the introduction of small specialized services businesses, many that are canine-centered due to proximity to the dog park and trails and serving growing nearby residential communities.
4MRV includes most of Arlington’s remaining industrial land. Previously, industrial
land lined the County’s rail corridors, corridors that now accommodate Metrorail.
Decades of redevelopment have transitioned most of that land to higher-density
residential and commercial uses.
Though Arlington’s economy has evolved away from manufacturing and related
industries, industrial land still plays an important role in the 4MRV by:

•

Accommodating uses not allowed in other zoning districts, including breweries, machine shops, kennels, building contractors, large-scale caterers and
wholesalers;

•

Providing affordable older building space for start-up companies, artisans, art
studios and other users unable to afford the rents for newly-built spaces or to
compete with other businesses for commercial spaces;

•

Providing convenient access to heavy commercial and industrial services for
residents and for businesses servicing local homes and companies;

•

Supporting small businesses, including several owned by immigrant and minority businesspeople, many of which offer entry-level jobs, provide on-thejob training and opportunities for advancement for workers without college
degrees;

•

Potentially meeting County needs for public uses that are most compatible
with industrial and heavy service uses, such as vehicle and equipment storage
as well as materials staging for major repair and construction projects.

•

Providing spaces that can be flexibly designed for a range of uses, with features
such as higher ceilings or wider spans between columns.

Planning Process
The Four Mile Run Valley Area Plan process began in June 2016. A Working Group was
established and charged with providing advice, feedback, and guidance to County staff and
the consultant teams for both the Area Plan and Parks Master Plan. There have been a
number of opportunities for community input, including attendance at bi-monthly Working Group meetings and the following milestones:

•

JUNE 2016: County / Working Group Walking Tour

•

SEPTEMBER 2016: Working Group Community Forum

•

DECEMBER 2016: Four-day Community Visioning Workshop

•

MAY 2017: County Board Work Session

•

JULY 2017: Community Open House

T IMELINE
nd

Phase I: Visioning

County Board Reviews Policy
Framework* for Four Mile
Run Area and Jennie Dean
Park

2nd QTR 2018

Phase II: Plan
Refinement &
Adoption

County Board Adopts Area
Plan & Park Master Plan

AREA PLAN:
• IMPROVE FOUR MILE RUN: enhance natural areas, create paseo/walkway on
the run, manage stormwater, provide additional pedestrian crossing(s)

A compilation of relevant documents and presentations is maintained on the County
website (4mrv.com). Input from the Working Group as well as community feedback have
shaped the ideas that have been explored and the draft Policy Framework.

2nd QTR 2016

During the planning process, several recurring themes were heard at major public
engagement events and reinforced in discussions with the Working Group. These recurring themes help to formulate the vision for the Four Mile Run Valley.

2 QTR 2019

Phase III:
Implementation

•

ACCESS FOR PEDESTRIANS & CYCLISTS: improve intersections & Four Mile
Run Drive

•

Maintain INDUSTRIAL CHARACTER

•

Address PARKING

•

ARTS: want studios/theater/rehearsal spaces, maker spaces, connection to
Shirlington & Nauck

•

SPACE FOR COUNTY NEEDS: civic facilities, storage, bus parking

•

Create better PUBLIC ACCESS TO THE RUN

•

Foster the arts, create an ARTS DISTRICT

•

New buildings reflect INDUSTRIAL / WAREHOUSE CHARACTER

•

Address PARKING: serve existing businesses, Jennie Dean Park and facilitate
future vision/growth

•

Increase transportation SAFETY (PEDESTRIANS, BIKES)

•

Maintain SPACE FOR INDUSTRIAL BUSINESSES AND COUNTY USES

•

Make IMPROVEMENTS TO AESTHETICS (such as by painting)

Approx. 12 Months

County Board Reviews Potential
Comprehensive Plan & Zoning
Ordinance Amendments / Final Park
Design & Budget

Figure 10: Four Mile Run Valley Planning Process
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PARK MASTER PLAN:
•

Needs for UNPROGRAMMED SPACE

•

INCREASE VISIBILITY into park

•

Play structure(s) to ACCOMMODATE BOTH 2-5 AND 5-12 AGE GROUPS

•

MOVE THE FIELDS UP TOWARDS 4MR DRIVE away from flood-prone areas;
while being sensitive to neighborhoods

•

MULTI-PURPOSE FACILITIES and layering

•

INTEGRATE THE ARTS into park planning

•

MULTI-USE ACTIVITY CENTER (either in the park or nearby)

•

Link riparian zone and associated restoration to larger SYSTEM OF PARKS
AND NATURAL AREAS OF 4MR

•

Respect FLOODWAY AND FLOODPLAIN

•

CONNECT NEIGHBORHOODS TO RIPARIAN ZONE for environmental
education, relaxation and enjoyment

•

NEARBY RESIDENTS WITHOUT YARDS DEPEND ON PARK AREAS for their
backyard – playground, picnic, walking, etc.

•

MORE GRASS OR TREES; or just more trees

•

MAINTAIN TWO FIELDS at a minimum

•

Layer PARKING beneath structured facilities / fields

•

Address NEEDS OF TEENS – more outreach

•

ADDRESS SAFETY issues using Crime Prevention Through Environmental
Design (CPTED)

•

MAINTAIN EXISTING SQUARE FOOTAGE / CONFIGURATION OF DOG
PARK

14
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Staff Note:
The darft Policy Framework includes the Guiding Principles
that were adopted by the 4MRV Working Group (see next
page); which helped to refine the Concept Drawings (shown
on page 19-27)for both the Area Plan area and the Park
Master Plan area. The Guiding Principles also informed the
development of a draft Vision Statement (p. 17)
These elements, considered together, further informed the
development of the policy recommendations that are found
in this document (pages 38-51).

GUIDING PRINCIPLES
G UIDING PRINCIPLES
• Create a cohesive plan for the
entire study area.
• In general, maintain existing zoning
and types of uses.
• Balance Countywide and
neighborhood needs,
accommodating current and
anticipated future demand.
• To the greatest extent possible,
maintain capacity of existing County
facilities, in the study area or
elsewhere.
• Consider affordable, creative, and
functional solutions that can be
implemented incrementally.
• Enhance the area’s accessibility, with
attention to safety and pedestrian
and bicycle connections.
• Consider the impact of planning
options on locally-owned
and operated businesses and
organizations.

2

• Preserve, protect, and rehabilitate
the natural environment and
biodiversity of the study area to the
greatest extent possible.
• Maximize green, casual-use space in
Jennie Dean Park and in other parks
along Four Mile Run.
• Promote new arts and recreational
opportunities for users of all ages
and abilities.
• Improve water quality by implementing best stormwater
management practices.
• Buffer noise-generating
uses with trees, landscaping, or other elements.
• Celebrate the area’s history and
culture, especially the community’s
African-American heritage and
the history of Jennie Dean Park.
- Adopted by the 4MRV Working Group on
9.18.17
15
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VISION STATEMENT

3

4MRV VISION
The vision for the Four Mile Run Valley is to enhance the area’s unique strengths over time,
addressing natural areas while guiding public realm improvements and encouraging new
development that contributes to the Valley’s future arts-oriented, industrial character.
An upgraded Four Mile Run Valley will be safer, healthier, more accessible, and more responsive
to the natural environment – restoring and better connecting to Four Mile Run; reducing
stormwater impacts and flooding; expanding transportation options and increasing safety;
addressing parking needs; integrating aesthetic improvements to streetscapes, open space
resources, and public art; and preserving existing land uses while providing flexibility for new
arts or cultural uses.
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Area Plan Concept Plans
Considerations
In keeping with the overall theme of maintaining industrial chraater, staff examined several alternatives where existing industrial and service commercial
uses could remain throughout the majority of the study area; while new complimentary uses could infill over time. Within Subarea D, which is located between Shirlington Road and I-395, staff noted that significant redevelopment
opportunities exist due to the prevalence of large single-use land holdings that
are generally underutilized. At the same time, the subarea suffered from a lack
of access and cirulation (vehicular and pedestrian), failing flood control facilities
(Nauck Branch), and had no neighborhood oriented amenities, such as retail or
open space.
For Subarea D, two alternatives were initially considered; one where the hotel
site at 24th Road and Glebe Road could have broader uses and higher density
than currently allowed, or, the entire Subarea could have broader uses. (“Broader uses” would include a mix of office, residential and retail, which, given the existing zoning, are not generally allowed in this area.) For either concept, potential
redevelopment was keyed to the vision for the Nauck Revitalization Area, which
includes mid-rise , mixed-use development for properties fronting on Sirlington
Road, directlty adjacent to thi sstudy area. In looking at this Subarea and the
planning area in general, an additional consideration was the potential impact
of significant redevelopment on the transportation network; which due to its
limited access points, could be severely impacted.
Based on Working Group input and transportation considerations, staff is continuing to evaluate two concepts: Concept 1, where greater scale and broader uses could be considered for the hotel site at 24th Road and Glebe Road;
and Concept 1A, where sdditional similar development could occue adjacent to
properties located along Shirlington Road.
Guided by Working Group, community, and staff input, three Area Plan Concept Plans were developed and evaluated, studying the potential to achieve
community goals for retaining industrial character and service commercial
uses while also improving environmental systems and enhancing the public
realm. Each Concept Plan contains:

(See detailed map legend on following pages)

Areas designated to Preserve Existing Uses: In these areas, existing structures
could remain, or properties could redevelop consistent with existing standards
for use (industrial / service commercial / public uses) and height (up to 75’).
New design standards could reinforce the vision for improvements to the public
realm (to increase walkability and sustainability, and improve safety for all modes
of mobility). Greater height, up to 120’, could be permitted adjacent to I-395,
within Subarea C.
Areas designated for Existing and Arts Oriented Uses: The vision for this area
is to encourage a mix of arts uses, maker spaces, and retail to blend with existing service commercial uses. In this area, existing structures could remain, or
properties could be redeveloped consistent with existing height standards (up
to 75’). Additional uses, such as retail and flex industrial, may be permitted. Existing buildings could be retrofitted for new uses and/or infill development could
occur. New design standards for future development and public improvements
could reinforce the pedestrian realm and the vision for industrial character.
Areas designated for Broader Uses: In some select areas, new development
could be permitted to occur with a wider variety of uses than is permitted
today. These areas may contain flexible industrial or retail ground floors with
light industrial, residential or office development on upper floors. Transitional
heights/uses apply where these areas border existing historic sites. Permitting
residential development in limited areas could be an incentive for private investment and redevelopment; the plan envisions desired public improvements
such as streetscape improvements, new streets and public spaces could be made
possible through redevelopment. New design standards for future development
and public improvements could reinforce the pedestrian realm and the vision
for industrial character.
The Concept Plans differed in how each of these zones was mapped within the 4MRV
study area. The difference between the two Concept Plans shown on the following
pages (“Retention & Adaptive Reuse” and “Moderate Change”) is in the mapping for

CONCEPT
PLANS 44
PLAN
CONCEPTS
Concept 1: Retention & Adaptive Reuse
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Figure 11a: Retention & Adaptive Reuse Concept
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Concept 1, Retention & Adaptive Reuse, assumes continuation of light industrial and service commercial uses throughout the planning area, with
two exceptions:

•

The existing motel site at 24th Road and Glebe Road, where new
mixed-use development at a greater scale could occur; and

•

Vacant sites along Shirlington Road, where new mixed-use development could accompany streetscape improvements.

Large portions of the study area are mapped as “Preserve Existing Uses,”
envisioned to contain buildings that have the same types of uses and permitted heights as apply today. Incentives for inclusion of new arts oriented
uses (such as creative “maker” spaces) could be explored in the area east
of Walter Reed Drive.

Concept 2: Moderate Change
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Figure11b: Moderate Change Concept
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Concept 2, Moderate Change, assumes greater change will occur in the
Nauck Crescent area (Subarea D). Allowing a greater mixture of uses could
incentivize property owners to make investment/improvements/changes
on their property. These future improvements could help to achieve other
community goals for improved walkability on existing streets, new streets
and new public spaces in the 4MRV Area Plan area, as well as the future development form illustrated in the Nauck Village Center Action Plan. Standards for new development should specify public realm improvements, as
well as any needed transitional zones (for building height and use) adjacent
to existing development.
The Four Mile Run Valley area is mapped the same as Concept 1 with a
focus on preservation of existing uses and art oriented uses east of S.
Walter Reed Drive.
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Area Plan Concept Plan
Subarea C, which contains existing industrial uses, as well as lands the County currently
utilizes for bus parking/storage, is also envisioned to continue into the future with a mix
of industrial, service commercial, and public uses.

Preferred Concept: Retention & Adaptive Reuse (Revised]
This revised concept, Retention & Adaptive Reuse, suggests continuation of light industrial and service commercial uses throughout the planning area, with the exception of
underutilized sites along Shirlington Road adjacent to the Nauck Revitalization District,
where “Braoder Uses”, in addition to those typiaclly allowed in industrial zones, could
be permitted. New mixed-use development, similar that which is encouraged within the
Nauck Revitalization District could help to fulfill that Plan’s vision, with similar heights
accompany streetscape improvements.
This revised concept was developed in response to community concerns about the
potential loss of industrial character within Subarea D, as well as careful review of potential negative transportation impacts of other alternatives that were reviewed. Large
portions of the study area [Subarea A, C and most of D] are mapped as “Preserve Existing Uses,” envisioned to contain buildings that have the same types of uses as those
that currently exist and permitted heights as apply today. Within Subarea B, continued
light industrial and service commercial uses are envisioned, along with new arts and
complimentary retail uses. Incentives for inclusion of new arts-oriented uses (such as
creative “maker” spaces) could be explored in this Subarea.

LEGEND
Four Mile Run Valley Study Area
Nauck Revitalization Area
Parks Master Plan Study Area
Allie S. Freed Park & Natural Areas
Lomax A.M.E. Zion Church (historic)
Preserve Existing Uses
Uses: Industrial / Service Commercial / Public
Height: Up to 75 feet (existing height), except for County Use site, which may have
height up to 120 feet
Character: Area could change, over time, with reuse/redevelopment of industrial/
service commercial or public uses already prevalent in the area. To the extent
possible, design standards could reinforce the pedestrian realm and the vision for
industrial character.
County Use (Bus Parking)

Preserve Existing Uses / Arts Oriented Uses
Uses: Flex Industrial / Retail / Public
Height: Up to 75 feet (existing height)
Character: This area could have a mix of arts, maker spaces, public open spaces,
and retail to blend with existing service commercial uses. Existing buildings could be
retrofitted for new uses and/or infill development could occur. Design standards for
new development could reinforce the pedestrian realm and the vision for industrial
character in the area.

Broader Uses
Uses: Flex Industrial / Retail / Office / Residential / Public
Height: Up to 75 feet (near I-395)
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Character: Flexible industrial/retail ground floor uses and industrial, residential or office
development on the upper floors. Design standards could reinforce the pedestrian
realm and the vision for industrial character in the area.
Transition Area: transitional height/use

Figure 12: Retention & Adaptive Reuse
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Revised Concept
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Parks Master Planning Study Area
These issues have included:

The Four Mile Run Valley (4MRV) Parks Master Plan Study Area is bounded
by Four Mile Run Drive between South Oakland Street and Shirlington Road
on the north, Shirlington Road on the east, South Arlington Mill Drive on
the south and South Walter Reed Drive on the west. The two-block area
between South Nelson and South Oakland Streets is also included.

Four Mile Run Stream

The study area includes three parks: the 12-acre Jennie Dean Park, Shirlington
Park, and Shirlington Dog Park (each roughly 5 acres). Four Mile Run traverses
the parks study area from west to east.
Jennie Dean Park includes diamond fields for baseball and softball, a basketball
court, two tennis courts, a restroom/concession building with covered
space for three picnic tables. The park also includes an open grassy area,
a playground and a picnic area among the mature trees adjacent to Four
Mile Run.

•

The relationship between recreational uses and teh Resource Protection Area
(RPA) generally located within 100’ feet of the top of bank (See Figure 14)

•

The role that associated riparian areas play in addressing needs for casual use
open space and resource education and interpretation

•

Management of invasive species

•

Water quality and suitability for recreational use (especially in summer months)

Shirlington Park includes a shared used path (Four Mile Run Trail)
and open space along the southern boundary of Four Mile Run. The
path accommodates both pedestrians and bicyclists. Site features include
parcourse fitness stations to the west, bike racks, benches, and a Capital
Bikeshare Station.
Shirlington Dog Park is considered both a local and regional attraction
stemming from its large size and access to Four Mile Run. The entire area
is fenced so that dogs can wander freely. A separately fenced small dog
area is located near the main entrance. Amenities include a dog water
fountain, dog waste facilities, benches, shade trees, and an information
kiosk.

LEGEND
Shirlington Dog Park (fence)
Jennie Dean Park, Shirlington
Park
Other County Owned Properties
Existing Sidewalk or Trail
Top of Bank
Four Mile Run

Throughout the planning process, key issues have been identified that
shaped the development of planning alternatives and the examination
of trade-offs that need to be made in developing the Parks Master Plan.

Floodway
RPA
Existing Park Entrances
Parks Master Plan Area
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4MR Trail/Shirlington Park
•

Conflict between casual users and high speed
bicycle commuting

•

Role of Shirlington Park as a link between
Shirlington Village and Jennie Dean Park

Figure 14: Park Master Plan Concept Alternatives

Shirlington Dog Park
•

Rooftop drainage washing across the dog park
causes erosion of the surface

•

Streambank erosion (approximately eight feet
in the last 20 years)

•

Visibility from Four Mile Run towards the
dog park – cannot see into the dog park area
through South Oakland and South Oxford
Streets

•

The size of the dog park, the water quality
impact from bare soil and dog waste, as well
as its heavy use in relation to potential water
quality solutions (filtering and buffering taking
up usable space)

Jennie Dean Park
•

Accommodating unknown plans for WETA
parcel (both short- and long-term)

•

Expanding recreational opportunities for changing usage patterns and needs

•

Fencing and use restrictions associated with diamond fields further limit multiple use overlays

•

Defining specific areas to meet expanding casual use open space needs
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Parking and Circulation
•

Figure 15: Jennie Dean Park Concept, Phase 1

Parking demand for the combination of programmed uses and activities (dog park, potential
arts district)
Safe pedestrian access to park areas from Nauck
and Shirlington

•

Coordination of future plans for Walter Reed
Drive and Shirlington Road to accommodate
pedestrian crossing needs
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Greater visibility into and out of the park

Picnic Shelter/ Restroom

•

Hidden places along 4MR escarpment and back
sides of industrial buildings near dog park
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•

2654 S. Oakland St. is in poor condition and has
limited reuse potential.

•

3806 S. Four Mile Run Dr. is currently leased to
Signature Theatre as a costume and scene shop.

•

3700 S. Four Mile Run Dr. - includes space
utilized by Arlington arts organizations. The
building has fair adaptive reuse potential

Stream
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When evaluating the various concept alternatives for Jennie Dean Park, the general trade-offs included having
open space near the stream or near 4MR Drive, having the playground and pavilion in a more natural, private
area or closer to the roadway, as well as the importance of having more courts sports and surface parking in lieu
of other uses. The refined option shown above meets all of the program requirements for the park while also
addressing the desire for more casual use open space
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Jennie Dean Park Alternatives

Figure 16: Jennie Dean Park Concept, Phase 2

Three alternatives were developed for Jennie Dean
Park to address the issues and trade-offs that must be
made to move forward with a preferred alternative.
Evaluation criteria were developed based upon input
provided by the County Board, the Working Group,
and from the public gathered at two public workshops
and additional outreach methods.

•

Diamond fields – addressing orientation, space
utilization, proximity to adjoining streets and
the RPA, and potential for incorporating a
rectangular field overlay
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Playground and Picnic Shelter/Restroom –
addressing potential for shade, proximity
away from incompatible adjoining program
uses (e.g.,dog park and roadway) and close to
compatible uses (e.g., restroom)

•

Natural Areas/Casual Use Open Space –
providing ample trees and whether or not the
area is associated with 4MR or adjacent to 4MR
Drive

•

Parking – whether or not parking is provided
using existing or expanded surface lots or
through expanded on-street parking spaces

•

Court Sports – whether or not expanded
opportunities are provided for court sports,
proximity to the RPA, and whether the
replacement courts need to be phased

•

Environmental/Regulatory/Noise – potential
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The resulting criteria covered the siting of six design
elements with the goal of optimizing the desired comprehensive replacement and realignment of existing
park features (exclusively for park purposes) and the
addition of new park amenities to meet the growing
demand for active and passive recreation, cultural resources and natural resource preservation:

Colonade/Arbor Structure

Stream
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Phase I (previous page) illustrates the park with the WETA parcel remaining and access to the parcel via
27th Street South provided. The configuration of the site elements allows for all of the existing uses to be
accommodated during Phase I, including athletic courts, diamond fields, a playground, and a picnic shelter. The
small surface lot on the east of the site is retained to provide nearby parking in addition to the on-street parking
along South Nelson Street and Four Mile Run Drive. The image above shows the proposed plan for Jennie Dean
Park if the WETA parcel is acquired.
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Figure 17: Shirlington Park Concept
CONCEPT TO INCLUDE:

Re
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Existing Path
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Riparian Access
Existing Fitness Station
([LVWLQJ%XV6WRS
Existing Bikeshare

Four alternatives were developed for Shirlington
Park to address the issues associated with the mix
of uses and users along Four Mile Run Trail and to
develop the idea of Shirlington Park as a gateway
and transition between Shirlington Village and the
arts and recreation oriented uses north of Four
Mile Run stream.
Alternatives focused were arrayed to emphasize
arts or nature or a combination of both. All alternatives included vegetation and stormwater
management, riparian restoration, incorporation
of gateways, wayfinding and placemaking. Four alternatives were evaluated:
•

A: Baseline Concept – incorporating all
of the all of the common elements noted
above and concentrating locations of
placemaking elements at focal points.

•

B: Increased emphasis on access to nature
– with overlooks creating an educational
and interpretive opportunity focused on
telling the story of 4MR’s urbanization and
renewal

•

C: Increased emphasis on public art at
gateways and overlooks
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The concept created for Shirlington Park responds to the needs of the park users who use the busy shared use path,
as well the ability of the park to link destinations within the 4MRV Parks system to surrounding areas. To minimize
crowding along the shared use path and offer respite spaces for natural resource education or interpretation, riparian
access paths and overlooks are proposed at key locations along the 4MR. Although Four Mile Run is an urban stream,
secondary contact recreation is generally acceptable with common sense precautions, the overlooks create a lowimpact solution for park users to have visual access to the water. Predominantly located within an RPA, invasive
species management and riparian restoration is proposed along the bank of the 4MR to add value to the habitat over
time and assist in filtering stormwater runoff.

Figure 18: Shirlington Dog Park

Concept D was the preferred alternative by clear
consensus of the Working Group and supported by
public comment.
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Shirlington Dog Park Alternatives
The 4MRV Working Group formed a subcommittee to
address the specific needs of the dog park with the result
of working towards keeping the dog park as it is today,
while seeking new and innovative ways to address water quality, dog park management, and shoreline access
issues.
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D: Combination of art and nature – to integrate
public art with the interpretation of nature
(concept B and C combined).
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Parks Study Area
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Regulatory Floodway
100 Year Floodplain

Note:
In an effort to preserve the existing size, configuration, and character of Shirlington Dog Park, the park will remain
in its existing condition with improvements over time. The Shirlington Dog Park Committee Final Report to the
Four Mile Run Valley Working Group (September 15, 2017), outlines short-term, medium-term, and long-term
recommendations for creating minor physical improvements within the park (that may disturb less than 2,500
square feet), programmatic improvements, and considerations should a stormwater management triggering event
occur. Recommendations that address erosion and water quality issues within the park include discontinuing
mowing along fence edge to increase vegetative buffers (and stabilize bare soil), increasing plantings along the
stream bank, employing techniques to help protect trees, increasing the availability of trash receptacles, improving
signage and public education, limiting access to the stream to defined points, and developing a pilot program to
address rooftop stormwater.
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POLICY GUIDANCE

5

Staff Note:
The following are draft policy directives that are suggested to advance the vision for Four Mile Run Valley. They are organized
around the following major themes:
A. Environment / Sustainability / Open Space ... pg 30
B. Development Form / Land Use ... pg 38
C. Street Design / Transportation ... pg 44
These strategic actions, once undertaken, will help to enhance the area’s unique strengths over time, addressing natural areas
while guiding public realm improvements and encouraging new development true to the Valley’s future arts-oriented industrial
character.
In many cases, additional study is recommended, as the development of the specific idea or outcome would entail analysis and/
or community involvement that is outside of the scope of this process. Also, some ideas that were developed during the process
would necessarily involve policy discussions on a County-wide basis, such as the siting of a Multi-use Activity Center (MAC) that
might house recreational and other community uses. The Policy Framework captures and addresses these important ideas in
a manner that suggests general support for continued exploration, rather than recommending a specific policy action and/or
outcome.
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A. Environment / Sustainability / Open Space
Many decades of impacts from industrial land uses, replacement of natural land cover
and riparian buffers with impervious surfaces, and channelization of Four Mile Run and
Nauck Branch to accommodate land development and flood control have resulted in
increased runoff, negative impacts on water quality, degradation of wildlife habitat, and
disconnection of natural systems from the surrounding community. The environmental/sustainability/open space framework sets out a strategy to restore, protect, and
celebrate natural systems as an integral and valuable part of the Four Mile Run Valley.
The policy and programmatic goals and strategies of the County’s adopted Stormwater Master Plan (SWMP), which is part of the County’s Comprehensive Plan, are
especially relevant to the study area due to the high levels of impervious cover, as well
as the many pollutant ‘hotspot’ land uses, including multiple auto-related business as
well as the Shirlington Dog Park. The adopted SWMP emphasizes that, as properties
and the streetscape redevelop over time, there are significant opportunities to incorporate green infrastructure practices to reduce stormwater runoff and pollution.
These opportunities are both defined and reinforced by stringent federal, state, and
local laws and regulations that require the County not only to make stormwater
improvements through the redevelopment process, but also to reduce stormwater
pollution from existing lands.

1. Neighborhood Green Infrastructure & Sustainability
Framework
The Four Mile Run Valley will lead by example: designing, implementing, and encouraging innovative green infrastructure practices where possible – treating stormwater
as a resource rather than a waste product. Green infrastructure practices designed to
soak, filter, and infiltrate stormwater runoff will provide environmental and ecosystem
benefits, while adding economic value to the neighborhood.
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Figure 19: Green Infrastructure Examples

a.

Replace extraneous impervious area with vegetation, plant trees, and implement
green infrastructure practices such as pervious pavement, bioswales, bioretention
systems, and stormwater planters.

b.

Support implementation of green design practices in the private realm using design
guidelines and incentives where appropriate.

c.

Integrate green infrastructure practices with public realm transportation, wayfinding/gateway, open space, and public art improvements. Identify and fund high-profile
demonstration projects to build awareness and momentum.

d.

Encourage public education enhancements, such as interpretive signage, nature
walks, and partnerships with neighborhood schools and other institutions.

e.

Implement additional investigation and risk reduction strategies as required to address soil and groundwater contamination from prior land uses.

f.

Utilize and encourage green building techniques such as green roofs, rainwater
harvesting systems, solar energy panels and other efficient building systems, and use
of recycled and renewable materials.

2. Stream Restoration and Stabilization Framework:
Four Mile Run & Nauck Branch
The streams within the study area—Four Mile Run and Nauck Branch—have been
heavily impacted by urbanization. Both are physically constrained and confined and
have been straightened and hardened. Nauck Branch is in especially poor condition,
consisting of a straight, concrete channel. Flood risk is an issue for both streams.
Acknowledging these heavy constraints while also looking towards the overarching
goals of the adopted SWMP to reduce the impact of development on streams and
to restore stream corridors leads to the following key recommendations for each
stream:

2.1 FOUR MILE RUN
a.

Stabilize banks where erosion, scour, and structural failures exist.

b.

Improve and expand vegetated buffers at top of bank.

c.

Naturalize stream banks where possible.

d.

Remove invasive plant species and plant native species.

e.

Investigate stream habitat and stability improvements for the low-flow stream
channel.

f.

Evaluate best practices to address stormwater and other impacts on Shirlington
Dog Park and work with adjacent property owners, on a volunteer basis, to implement improvements over time.

2.2 NAUCK BRANCH
a.

Seek opportunites to better manage flooding.

b.

Pursue access easements, over time, to allow for proper maintenance, repair and/
or improvement of the facility.
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3. Natural / Open Space Network
Today, access and visibility to the Four Mile Run stream corridor is limited; the waterway is flanked by the backs of buildings, and is generally viewed only from above on
intermittent area bridges. Recently, there has been a shift in how Arlington residents
regard their waterways, which has led to a greater appreciation for the potential of
Four Mile Run to serve as an amenity. The vision is for a vibrant open space network
that connects the many open public spaces and natural areas existing and proposed
in this Plan.
The major east-west trails and connections—W&OD Trail, Four Mile Run Trail, as
well as South Four Mile Run Drive, South Arlington Mill Drive—will be linked by a
stacked loop system of pedestrian and multi-modal connections. This network will
enable easier movement within the study area and its varied environs, better access to
the area from surrounding neighborhoods, and a greater variety of trail loop lengths
for users. The trail hierarchy includes classifications for Commuter Trails, Community
Trails, Promenade Trails, and enhanced Sidewalk Networks all tied to adjacent park
trails and pedestrian networks by a system of welcoming gateways that maximize safe
and attractive pedestrian crossings. An overarching goal is to enhance multi-modal
transportation in the corridor as an alternative to vehicular traffic.

3.1 OPEN SPACE NETWORK
a.

b.

Develop a cohesive open space network with enhanced recreation opportunities
that can support health and wellness.

b.
c.

Allie S. Freed Park provides passive open space and a connection to Barcroft Park.
The aim is to keep the park in its natural state, with minimal intervention, to enhance
users’ connection to nature and improve Four Mile Run’s riparian function.
a.

Conduct stream restoration and stabilization as part of an enhanced riparian
buffer.

b.

Provide water access from Four Mile Run Trail along the lower-elevation southern
side of the Run.

c.

Provide tree canopy overlooks along the Promenade Trail at the higher-elevation northern side of the Run.

d.

Include environmental and cultural interpretation [perhaps around Allie S. Freed,
an industrialist and real estate developer partially responsible for the flourishing
of the nearby industrial corridor in the early 20th century].

e.

Create an enhanced gateway at South Walter Reed Drive with park user accommodations, highlighting the connection between the Four Mile Run Trail and
the Long Branch Trail.

3.4 ACCESS
a.

Improve access along the north and south sides of Four Mile Run while providing
overlooks and water access at key points in order to reconnect with water and
nature while accentuating scenic views along the waterway.

b.

Improve sidewalk conditions along South Four Mile Run Drive as part of a complete street enhancement.

c.

Improve pedestrian paths and wayfinding along South Walter Reed Drive, South
Oxford Street, and Shirlington Road.

d.

Create potential trail underpasses at South Walter Reed Drive to allow for continuous connectivity from Barcroft Park to Jennie Dean Park.

e.

In coordination with potential redevelopment, enhance pedestrian connectivity
within the Nauck Branch area.

As part of a corridor-wide public art project:
•

integrate natural and cultural resource education and interpretation; and

•

work with local artists to incorporate artistic elements.

3.2 PARK MASTER PLAN SPACES
a.

3.3 ALLIE S. FREED PARK

Jennie Dean Park - Improve and replace existing amenities, while incorporating new
spacesand amenities to meet growing recreation demands.
Shirlington Park - Improve its function as a casual space and gateway between
Shirlington Village and the arts, recreation, and business uses north of Four Mile
Run stream.
Shirlington Dog Park - Keep the dog park as it is today, in terms of size and
configuration, while seeking new and innovative ways to address issues such as
stormwater, park management and shoreline maintenance.
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Figure 21: Allie S. Freed Park Interventions Map
3.5 ACQUISITION / PHASING
a.

Acquire additional properties east of
Nelson Street, over time, to implement
the vision for an expanded Jennie Dean
Park.

b.

Seek CIP or other funding for future
phases of park development (beyond
Phase I – Jennie Dean Park).

3.6 SIGNAGE/WAYFINDING
There is a need for improved signage and
a wayfinding strategy to enhance the Four
Mile Run Valley’s identity and improve access to and within the area for visitors and
neighboring residents. A coordinated strategy can be implemented with the following
elements:
a.

Consider improving major gateways
with directional signage, and a range
of amenities such as seating, trailheads,
signature plantings, bike racks, trash
cans, and Arlington Parks welcome
signage.

b.

Consider improving minor gateways
with directional signage, cultural or
environmental interpretation opportunities, and trash cans.

c.

Provide locational signage and trail
markers at regular intervals along
commuter and community trails.
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Figure 22: Overlooks, Access and Trail Underpass Opportunities
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Figure 23: Existing & Proposed Connectivity Network
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Figure 24: Gateway and Signage Opportunities
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Figure 25: Trail Hierarchy and Materials Map
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Location/Trail Name

Width

User

Materiality

Commuter

W.&O.D.

12’

Multi-Use
(ped/bike)

Asphalt with recycled
aggregate

Community

Four Mile Run / Long Branch

10’

Multi-Use
(ped/bike)

Asphalt with recycled
aggregate

Connector

Nauck Branch / Private Trail west of
Dog Park

6’ - 8’

Pedestrian

Porous paving or
elevated metal walkway

Sidewalk

S. 4MR Dr / S. Arlington Mill Dr / S. Walter Reed Dr / S. Shirlington Rd / 24th Rd

6’

Pedestrian

Concrete (broom or
exposed aggregate)

I-3
95

Trail Type
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B. Development Form / Land Use
1. Development Form and Character
Four Mile Run Valley contains some of the last areas of industrially-zoned land in
Arlington County, as well as popular community facilities including trails, parks, open
spaces and natural areas. There is a desire in the community to retain existing uses
and an industrial aesthetic in this area. Additionally, strategic improvements in the
public realm are recommended to support existing and future uses.
a.

Encourage reuse of existing buildings where possible.

b.

Implement Design Guidelines (to be developed with the Area Plan) to guide future improvements and new development. The standards should reinforce a high
quality pedestrian realm, flexible use., and an industrial aesthetic.

c.

Infuse public art and environmental and cultural interpretation throughout the
Four Mile Run Valley area to instill and enhance a sense of place and connection
to its history, where possible.

d.

Work with local artists and explore local themes such as industrial history or
access to natural areas.

e.

Permit “broader uses,” including residential, in limited areas (identified on page
21) to compliment and coordinate with development allowed in the Nauck Revitalization Area along with improved streetscape along Shirlington Road.

Figure 26: Industrial Development Examples
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2. Land Use
2.1 PRESERVE EXISTING INDUSTRIAL USES
Recommendations to preserve the industrial uses include:
a.

Maintain industrial zoning for all properties taht are currently zoned for industrial uses so that industrial land will remain available for small businesses,
including both existing businesses and similar operations into the future.

b.

While allowing for mixed-use development in portions of Subarea D,
through changes on the General Land Use Plan and zoning, incorporate
building and site design guidance that buffers those uses from existing
industrial uses to prevent or mitigate future use conflicts. These actions
could include buildings designed with noise attenuation or locating parking
at the rear between any residential units and industrial uses.

c.

d.

tunities to meet County needs with its supply of industrial land and buildings, as well
as close proximity to the County Trades Center.
a.

Sites within Four Mile Run Valley should continue to be considered for public use,
within the context of a Countywide review process.

b.

Consolidate and co-locate County uses, where possible.

2.3 GUIDANCE FOR SUBAREAS C AND D
Plan policy and future design guidelines can shape the form of new development in
Subareas C and D.
a.

Generally, support the continuation of industrial and public uses within these
subareas.

b.

Reinforce guidance from the Nauck Village Center Plan, with similar heights, density, and use mix, for sites indicated for “Broader Uses” within Subarea D.

Develop ideas to stregnthen business retention in the area including:
•

Developing an on-street parking design that maximizes the number of
available spaces.

•

Providing outreach and technical assistance to assist existing businesses in complying with stormwater management requirements, avoiding
any flood risks and incorporation of sustainability measures, e.g., solar
electricity.

•

Encourage a mix of building types, with 4 to 6 stories maximum height.

Continue to work with the Business Association, using its network as a
conduit for Arlington Economic Development to offer 4MRV businesses
access to technical assistance where available. Consult with the business
association on the potential future expansion of arts uses in the area.

2.2 PUBLIC USES
The County’s needs for support facilities are critical and increasing with the
growth in population and development and the challenges of maintaining aging
infrastructure.The limited supply of appropriately-zoned land suitable for County facilities and storage of heavy equipment and supplies greatly constrains its
ability to meet those needs. Private redevelopment of former industrial properties has eliminated many lease and purchase options. 4MRV offers unique oppor-

Figure 27: Arae Plan Concept: Subareas C and D
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3. BUILDING HEIGHT

Policy guidance for the height of new
buildings includes:
a.

Maintain building height in the majority of the study area at 75’, which
is consistent with existing M-1 and
M-2 zoning.

b.

Allow a future County-owned parcel,
immediately adjacent to 1-395 and
distant from surrounding neighborhoods, to have buildings permitted
up to a maximum height of 100’
–120’.

c.

Limit height of buildings adjacent to
the historic Lomax A.M.E. Church
and west of and adjacent to Shirlington Road to 45’.

Figure 28: Building Height Map
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Figure 29: Future Land Use Map
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4. ARTS DISTRICT
A variety of visual and performing artists, arts organizations, and cultural affairs staff
currently operate in 4MRV, primarily in the County-owned building at 3700 Four Mile
Run Drive. The rehearsal, artist, and recording studios, black box theater, and office
spaces located within the building provide users with a unique clustering of arts and
creative activities providing a fertile environment for collaboration and innovation.
The vision for the future is that this confluence of arts and creative activities will
continue to evolve, and potentially grow into an Arts District.
a.

Work with the Arts Commission and the arts community to focus on the production needs of artists and develop a strategy for expanding arts uses within the
study area consistent with Enriching Lives and Culture Strategy.

b.

Explore opportunities to promote the expansion of arts uses within the area,
including the evaluation of an Arts District.

c.

Encourage the introduction of additional arts, maker uses, and new retail uses in
the area between Nelson Street and Walter Reed Drive as properties become
available.

d.

Collaborate with adjoining business and property owners and the business association in developing appropriate street designs for Oakland Street to further
the vision for the area.

e.

Work with the Arts Commission, the Public Art Committee and the community
to identify opportunities to incorporate temporary and permanent public art
installations, possibly including murals, within identified parks, public spaces, and
other Four Mile Run Valley locations.

The classification of an Arts District can vary dramatically – from as minimal as
nominal marketing and branding within an organically formed area to as intense
as a legally defined geographic boundary with new facilities, financial incentives
and dedicated programming. A review of these various types of districts will
be necessary to evaluate the potential benefits in realizing the vision for 4MRV.
Components that classify the district will include, but not be limited to:

•
•
•
•
•
•
•
•

Key attributes of the district
Geography of the district
Relationship to parks and open space
County involvement
Marketing and branding
Zoning and/or other regulatory requirements
New or expansion of facilities
Tax benefits or other financial incentives

Figure 30: Arts Use Example
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5. GUIDANCE FOR AREA
WITHIN PARKS MASTER
PLAN BOUNDARY

Figure 31: County-owned Parcels West of S. Nelson Street

A portion of the area envisioned for
arts-oriented uses is located within the Parks Master Plan Boundary.
The County owns three parcels
within this area. Policy guidance for
this area includes:
a.

Continue to meet performance,
studio, rehearsal, storage and
meeting space needs for artists, arts organizations and the
County, in the short-to-medium term.

b.

Examine how to best utilize
the County’s land holdings to
implement the Plan’s vision,
consistent with existing County policy, in the long term.

Jennie Dean Park

LEGEND
Parks Master Plan Boundary
Preserve Existing Uses / Arts Oriented Uses
County-owned Parcels
Future site for enhanced arts and/or recreation facilities/amenities
Future Recreation or Casual Use Space
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C. Street Design / Transportation
The Four Mile Run Valley study area has a number of important, existing transportation assets, including the trail network, its proximity to I-395 and the Shirlington
Transit Center, and a relatively-connected network of streets. The area’s key transportation issues include fragmented/discontinuous pedestrian and bicycle facilities,
congestion and safety at intersections, and limited sidewalk buffers and street trees in
some areas. This section of the Framework Report outlines preliminary recommendations related to Four Mile Run Drive, Parking, Pedestrian and Bicycle Improvements,
and Transit.

1. Safety and Traffic Flow Improvements
a.

Complete an in-depth study of the Four Mile Run / Shirlington Road intersection
to develop a design that better accommodates east-west bicycle and pedestrian
crossings, minimizes vehicular delay, and promotes overall safety for all modes.

b.

Conider intersection improvements at key locations within the study area to
address existing traffic and potential future traffic growth.

2. Four Mile Run Drive Street Design and Parking
Due to the cost and land requirements of structured parking, maximizing on-street
parking is an appropriate solution to support the vision and land use goals of the area.
By changing the street design of Four Mile Run Drive, the County can provide additional on-street parking and support a number of the other goals of the plan.
a.

Develop policies and practices to address parking on a district-wide basis, utilizing expanded on-street parking resources to support existing and future public
and private uses.

b.

Develop and review street design alternatives for Four Mile Run Drive with community stakeholders that maximizes on-street parking, while also ensuring safety
for pedestrians and maintaing appropriate traffic flow.

c.

Explore the possibility to augment parking resources by utilizing existing parking
garages in the surrounding area at off-peak times.

d.

Maximize recreation and/or casual use space within Jennie Dean Park in lieu of
providing additonal on-site parking, to the greatest extent possible, by utilizing
on-street parking resources.
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ANGLED PARKING ON FOUR MILE RUN DRIVE
Head-out angled parking is recommended for Four Mile Run Drive instead of
head-in angled parking, because it is documented to be safer for all users. Headout parking is safer for drivers because, when leaving the parking space, the drivers have clear vision of oncoming vehicles, pedestrians, and cyclists and do not
have to pull out blindly. It is also easier to load car trunks or truck beds from
the sidewalk step strip area instead of the travel lane. Children, pets, and all users
entering and exiting a vehicle that is parked as head-out angled are directed and
channeled toward the sidewalk area because the doors open in that direction
instead of toward the travel lanes.

Figure 32: Rendering of head-out angled parking cconcept on Four Mile Run Drive

Figure 33: Parking Map
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Through regulatory and design changes, it creates more
than 250 additional spaces that would be available during
the daytime and evening. The cost of repainting streets in
this configuration is far less than constructing new parking
structures, and there may be opportunities for the County
to explore shared parking agreements in existing nearby
private parking garages.
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strategy for Four Mile Run Drive with a concept for parallel
parking on Arlington Mill Drive. This concept creates more
than 30 angled parking spaced immediately adjoining Jennie
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CONCEPTUAL PLAN FOR FOUR MILE RUN DRIVE
The conceptual plan graphic (right) shows a potential re-configuration
of Four Mile Run Drive to maximize on-street parking and meet other
plan goals, such as pedestrian safety and maintaining appropriate traffic
flow.
The future street cross section should change along the corridor
length to address adjacent land uses and necessary turning movements.
Improved crosswalks and bicycle crossings are shown at key intersections; continuous sidewalks and street trees are shown throughout.
In the near term, the new parking layout can be implemented by repainting the roadway. In the longer term, reconstruction of the road
would allow for changes to sidewalks and landscaping (which could
include green infrastructure improvements).
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3
4MR DR, GEORGE MASON DR TO OXFORD ST:
Enhanced parallel parking on both sides of Four Mile
Run Drive with proposed bulbout planters, street trees,
and furnishing zone buffer. This cross section can also be
implemented west of Walter Reed Drive, to George Mason.

FigureFigure
34: Four
32:Mile
FourRun
MileDrive
Run Conceptual
Drive Conceptual
Plan Drawing
Design

4MR DR, OXFORD ST TO NELSON ST:
Enhanced paralell parking and street trees on both sides
of Four Mile Run Drive, for improved commercial access,
deliveries, walkability and customer parking.

2

4MR DR, NELSON ST TO SHIRLINGTON RD:
Head-out angled parking on the south side of Four Mile Run
Drive to maximize on-street parking at Jennie Dean Park.

1
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3. Pedestrian and Bicycle Improvements
The existing sidewalks along Four Mile Run Drive are discontinuous and, where they
exist, provide limited comfort for pedestrians. There is no sidewalk along the north
side of Four Mile Run Drive and pedestrians are expected to use the W&OD Trail to
move east-west along the corridor. The sidewalk that is present on the south side of
the street is interrupted by driveways and utility poles. The sidewalk is largely absent
along the south side of Four Mile Run Drive from South Nelson Street to Shirlington Road. Arlington Mill Drive has sidewalks along the south side of the street, but
pedestrians are expected to use the Four Mile Run Trail to traverse the north side
of the street. There is a pedestrian bridge that connects to Jennie Dean Park and the
Shirlington Dog Park located at Souh Nelson Street.

there are no on-street bike facilities on Four Mile Run Drive or Arlington Mill Drive.
These shared use paths are heavily used by bicyclists, walkers, runners, and people
rollerblading. In addition to the Four Mile Run Trail, which parallels Arlington Mill
Drive, a section of the roadway also includes a marked bike lane in the eastbound
direction.
f.

Explore as an option an on-street bike lane on Arlington Mill Drive. If the bicycle
lane option is desired, there will be a parallel on-street bike option for users
attempting to access Shirlington or those who prefer riding on-street rather that
on the Four Mile Run Trail in that part of the corridor.

g.

Ensure that the proposed enhancements to the bridge at Shirlington Road and
the enhancements being added to the bridge at Walter Reed Drive will make access to Arlington Mill Drive easier and improve connectivity between the W&OD
Trail, Four Mile Run Trail, Jennie Dean Park, and the development along Four Mile
Run Drive and in Shirlington.

3.1 PEDESTRIAN
a.

Widen the pedestrian zone along the south side of Four Mile Run Drive by reconfiguring the roadway.

b.

Make the sidewalks on the south side of Four Mile Run Drive continuous by
adding the segment between Nelson Street and Shirlington Road.

c.

Add pedestrian crossings across Four Mile Run Drive with median refuge islands
at Oxford Street, Oakland Street, and Nelson Street.

d.

Add new high visibility crossings for pedestrians and bicyclists at the intersection
of Four Mile Run Drive and Shirlington Road.

e.

Consider how to incorporate expanded sidewalk or trail space at the northwest
corner of Shirlington Road / Arlington Mill Drive to improve safety.

Note: additional concepts for pedestrian/trail connectivity integrated with open space resources are shown on the map on page 33.

3.2 BICYCLE

Because the W&OD and Four Mile Run Trails provide excellent east-west access,
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3.3 STREAM CROSSINGS
a.

Complete the construction (or design and construction) of the Walter Reed and
Shirlington Road bridges, which will greatly enhance pedestrian and bicycle access
in/through the area.

b.

Evaluate the effectiveness of the planned bicycle and pedestrian improvement to
the Walter Reed and Shirlington Road bridges, over time, to determine whether
additional Four Mile Run stream crossings are warranted.

c.

Evaluate the utilization of the Nelson Street pedestrian bridge. Determine whether existing or future demand warrants widening or other improvements, such as
lighting.

Figure 35: Proposed Pedestrian and Bicycle Improvements Map
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Figure 34: Pedestrian and Bicycle Improvements
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Figure 36: Existing Transit Map

4. Transit
a.

b.
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As part of a multimodal transportation approach, consider
proposed future changes to
transit in the area, including:
•

The expansion of the Shirlington Transit Center.

•

The proposed West End
Transitway Bus Rapid Transit project being led by the
City of Alexandria, which
would serve the study area
along Arlington Mill Drive.

•

Proposed transit routing
and service adjustments, as
described in the Arlington
County Transit Development Plan which can add
more bus service on the
existing routes for reduced
wait times between buses.

Ensure that planned street
improvements in the area will
accommodate improved transit,
including transit access and a
comfortable space for bus stops,
boarding and alighting.

D. Next Steps / Conclusion
Although many ideas have been discussed during the planning process to this point,
undertaking detailed analysis, addressing Countywide implications, and identifying
specific costs and funding sources is not within the scope of this planning process.
Therefore, this Policy Framework document contains a number of policy-related recommendations that suggest that future studies will aid in arriving at a final design, concept or recommendation that can be considered by the community and the County
Board at some later date. These follow-on studies and analysis, for topic areas such
as transportation, arts, and park and open space, etc., will be further outlined in the
Area Plan and Park Master Plan documents that will be developed later in 2018. At
this point, it is important to identify only those policies that lead to County actions,
including those future studies; which, as is typical for Arlington County, will provide
opportunities for community engagement prior to final action by the County Board.
The Policy Framework is a draft document that is subject to public review prior to
consideration by the County Board in Spring 2018. Subsequent to the adoption of
the Policy Framework, the Four Mile Run Area Plan and Parks Master Plan will carry
forward and elaborate on those policy-related recommendations within the Policy
Framework that are adopted by the County Board. In addition, the Area Plan and
Parks Master Plan will provide more detail related to final design concepts, along with
supporting pictures, graphics and/or text that help to describe the future vision for
the two study areas. Each Plan will include Design Guidelines that will be coordinated
with each other, and also with the broader Four Mile Run stream corridor. The Area
Plan and Parks Master Plan will also include an Implementation Matrix that will generally outline timing and phasing of improvements or County actions. It is anticipated
that the Four Mile Run Area Plan and Parks Master Plan will be available for public
review in Summer 2018, prior to consideration by the County Board.
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