CHAPTER 3

THE PLAN
VISION AND PRINCIPLES
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, including open space and
recreational development, and encouraging new
investment that contributes to the valley’s artsoriented, industrial character.
The 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; expanding open
space and recreational resources, incorporating
public art; and preserving existing land uses
while providing flexibility for new arts and
cultural uses.

Note: The Guiding Principles (at right) were adopted by the 4MRV Working Group; these principles helped to refine Concept Drawings for both
the Area Plan and the Park Master Plan. The Guiding Principles also
informed the development of the Area Plan Vision Statement (above).
These elements, considered together, informed the development of the
policy recommendations that are found in this chapter.

GUIDING 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.

•

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
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CONCEPT PLAN
RECOMMENDED CONCEPT: RETENTION & ADAPTIVE REUSE

LEGEND

In keeping with the overall theme of maintaining industrial character, several alternative Concept Plans were examined, where existing industrial and service commercial
uses could remain throughout the majority of the study area, while new complementary uses or public uses could infill over time.

Four Mile Run Valley Study Area

Within Subarea D, which is located between Shirlington Road and I-395, potential
redevelopment opportunities were observed due to a prevalence of large singleuse land holdings that are generally underutilized; a lack of access and circulation
(vehicular and pedestrian); failing flood control facilities (Nauck Branch); and a lack
of neighborhood oriented amenities, such as retail or open space. Thus, for Subarea
D, two alternatives were considered, each with varying areas identified for 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 District,
which includes mid-rise, mixed-use development for properties fronting on Shirlington Road, directly adjacent to this study area.

Parks Master Plan Study Area

Based on community input and transportation analysis, staff and the consultant team
revised the Concept ideas. This recommended concept, Retention & Adaptive Reuse (modified), 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 “Broader Uses” could
be permitted.
This revised concept was developed in response to community concerns about the
potential loss of industrial character within Subarea D, as well as a review of potential
negative transportation impacts associated with other alternatives that were considered. Large portions of the study area [Subareas 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 complementary retail uses. Incentives for inclusion of new arts-oriented
uses (such as creative “maker” spaces) could be explored in this Subarea.

Nauck Revitalization 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 / Encourage 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
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.
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FIGURE 3.1: RECOMMENDED CONCEPT – RETENTION &
ADAPTIVE REUSE (MODIFIED)
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FIGURE 3.2: ILLUSTRATIVE PLAN
LEGEND
Area Plan Boundary

Existing Building

Parks Master Plan Boundary

Potential New Building

County Line

Parking Area
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ILLUSTRATIVE PLAN
KEY ILLUSTRATIVE PLAN CONCEPTS
a

Park Master Plan improvements (see policies A3.2 A3.3, A.5, and
Appendix A for details)

b Four Mile Run Drive street design improvements will maximize parking

and improve pedestrian safety, as well as potential for green infrastructure
/ street trees (see policies A1, A3.4, C2 and C3.1)
c

Add pedestrian crossings across Four Mile Run Drive with median refuge
islands at Oxford, Oakland and Nelson streets (see policy C3.1)

d Reuse of existing buildings is encouraged; design guidelines for reuse and
new development reinforce a high quality pedestrian realm and industrial

aesthetic (see policy B1 and Chapter 4)
e

Broader uses permitted in limited areas (as identified in Concept Plan)
to facilitate new development and implementation of the Nauck Village

The Illustrative Plan illustrates potential changes and improvements on public and private property according to the community vision. All of these concepts are described
further, and illustrated in greater detail, in other sections of this document (as noted
at left).
The purpose for the plan is not to prescribe a specific plan for redevelopment of a
specific parcel or site; rather, the purpose is to document the community vision for
the area, and to shape future development and improvements by providing inspiration
to property owners and providing guidance to regulators and future decision makers.
Much of the study area shows existing building footprints remaining. This is consistent with the community vision to preserve existing uses and industrial character in
the study area. However, there could be reuse of these buildings or redevelopment
following existing zoning/development policies. Any new buildings will be the result of
decisions made by private property owners and likely will occur incrementally over
time. In addition, this plan envisions improvements to the public realm, in the near and
long term, to environmental systems, trails, streetscapes, on-street parking, and open
space network.

Center Plan vision along Shirlington Road.
f

Improve pedestrian sidewalks/paths and wayfinding (see policies A3.4 and
C3.1)

g Four Mile Run stream restoration and stabilization to improve habitat and

stability (see policy A2)
h Improve access along the north and south sides of Four Mile Run while

providing overlooks and safe, stable water access at key points in order to
reconnect with water and nature (see policies A3.4 and C3.1)
i

Explore potential for trail underpasses to allow for safe, continuous
connectivity (see policies A3.4, C3.2, and C3.3)

k

Improve pedestrian and bicycle conditions at the Four Mile Run Drive /

l

Nauck Town Square Improvements (see page 1.4)

Shirlington Road intersection (see policy C3.1)

For a complete list of potential public improvements envisioned for

3.5

the study area, see Chapter 5, Figure 5.2.
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POLICY GUIDANCE
The following policy directives advance the community vision
for Four Mile Run Valley. They are organized around the
following major themes:
A. Environment / Sustainability / Open Space ... pg 3.7
B. Development Form / Land Use ... pg 3.17
C. Street Design / Transportation ... pg 3.23

3.6
4MRV Area Plan

|

DRAFT 07.13.18

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 artsoriented 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 countywide basis, such as the siting
of a Multi-use Activity Center (MAC) that might house
recreational and other community uses. The Policy Guidance
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.

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.

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.

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.

A1. NEIGHBORHOOD GREEN INFRASTRUCTURE &
SUSTAINABILITY FRAMEWORK
The Four Mile Run Valley will lead by example: designing, implementing, and encouraging innovative green infrastructure practices where possible, and 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.
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 highprofile 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.
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FIGURE 3.3: Green Infrastructure Examples
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A2. 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:

A2.1 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.

A2.2 NAUCK BRANCH
a.

Seek opportunities to better manage flooding.

b.

Pursue drainage easements, over time, to allow for proper maintenance, repair
and/or improvement of the facility.
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FIGURE 3.5: GREEN INFRASTRUCTURE &
STREAM RESTORATION FRAMEWORK
LEGEND
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A3. 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. This 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 and 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 multimodal
transportation in the corridor as an alternative to vehicular traffic.

A3.1 OPEN SPACE NETWORK
a.

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

b.

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.

A3.2 PARK MASTER PLAN SPACES
a.

Jennie Dean Park - Improve and replace existing amenities, while incorporating
new spaces and amenities to meet growing recreation demands.

b.

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.
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c.

Shirlington Dog Park - Keep the dog park as it is today, in terms of maintaining
its current size and configuration, while providing for its future sustainability
by seeking innovative ways to address environmental, operational, safety, and
aesthetic conditions (including, but not limited to, stormwater management and
shoreline maintenance).

A3.3 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).

A3.4 ACCESS
a.

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

b.

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

c.

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

d.

Create potential trail underpasses at South Walter Reed Drive and Shirlington
Road to allow for continuous connectivity.

FIGURE 3.6: EXISTING & PROPOSED CONNECTIVITY
NETWORK
LEGEND
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A3.5 ALLIE S. FREED PARK
Allie S. Freed Park provides casual
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.

e.

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].
Create an enhanced gateway at
South Walter Reed Drive with
park user accommodations, highlighting the connection between
the Four Mile Run Trail and the
Lucky Run Trail.
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FIGURE 3.7: ALLIE S. FREED PARK INTERVENTIONS MAP
(See detail at right)
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FIGURE 3.8: OVERLOOKS, ACCESS AND TRAIL
UNDERPASS OPPORTUNITIES
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A3.6 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:

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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range of amenities such as seating,
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FIGURE 3.9: GATEWAY AND SIGNAGE OPPORTUNITIES
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