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EXECUTIVE SUMMARY 

Arlington Forest is a community of 852 single-

family detached houses in west-central Arlington. 

Founded in 1939 on former farmland, the resi-

dences are on small lots of about 6,000 square feet 

each with R 6 zoning (One Family Dwelling Dis-

trict). The community includes a small shopping 

center and ample county parkland (mostly in Lub-

ber Run, Bluemont, and Glencarlyn Parks), along 

with Barrett Elementary School, the Lubber Run 

Community Center, and the Lubber Run Amphi-

theater. Arlington Forest was added to the Na-

tional Registry of Historic Places in 2005. Our 

community has an active citizensô association (the 

Arlington Forest Citizens Association, or AFCA), 

with meetings eight times a year and a newsletter 

delivered to every household before each meeting. 

Respondents to a neighborhood survey in spring 

2020 expressed their appreciation for the parklike 

residential atmosphere of this rare wooded island 

in an urban environment. Residents cherish the 

trees in our neighborhood and the ability to get out 

and enjoy them on walks. Almost all residents use 

our local parks, and we have a deep affection for 

the natural ecosystems in them.  

Another element valued by residents is the sense 

of community in Arlington Forest, along with the 

quiet and walkability of our streets and the charm 

of our homes and gardens. Arlington Forest has a 

neighborhood vibrancy that neighbors want to 

sustain and reinforce. Residents prize the conven-

ient commutes and the shops, restaurants, good 

schools, libraries, and public services of all kinds, 

along with opportunities for community volun-

teering and for enjoying culture and the arts, not 

least at the Lubber Run Amphitheater. 

Maintenance of our neighborhood parks is a con-

cern for our community in terms of both infra-

structure and ecological integrity. Other concerns 

include traffic safety issues on some streets, the 

effects of stormwater runoff, and the loss of can-

opy trees, which threatens the beauty and integrity 

of our community. However, the single biggest 

threat to our neighborhood listed by respondents 

to the survey was the potential for upzoning and 

overdevelopment, which would adversely affect 

the quality of life in our neighborhood. The goal 

of this neighborhood conservation plan is to help 

preserve the qualities that make Arlington Forest 

a desirable place to live while welcoming new 

neighbors from every background to our commu-

nity. 

Based on our neighborhood goals, this updated 

plan outlines conditions in our neighborhood, in-

cluding challenges and opportunities in a range of 

areas. We arrived at a community consensus that 

some opportunities should become recommenda-

tions for county and neighborhood action to help 

achieve our goals. Appendix A summarizes scores 

of recommendations by corresponding section of 

the plan, together with suggestions for carrying 

them out. 

Arlington Forest strongly supports all existing 

land uses and zonings in our neighborhood, and 

we urge the county to keep them in place. AFCA 

is prepared to work with the county to help align 

the outcomes of the Missing Middle Housing 

Study with the 2020 General Land Use Plan and 

our own neighborhood goals for Arlington Forest. 

We urge the county to work with us to resolve 

safety issues with respect to street maintenance 

and traffic management in our neighborhood. We 

also want to work with the county to find long-

term solutions to problems associated with park 

Painted lady butterfly in Arlington Forest.  
Photo: David Howell. 
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infrastructure, tree canopy loss, and ecological 

degradation in our local parks, including storm-

water runoff, invasive species, and deer overpop-

ulation. We share the countyôs commitment to his-

torical preservation, and we urge the county to 

take advantage of corresponding opportunities in 

our vicinity.  

INTRODUCTION 

Arlington Forest is a community of 852 single-

family detached houses on small properties in 

west-central Arlington about 3-1/2 miles from 

Washington, DC. The neighborhood straddles the 

North/South Arlington line demarcated by Arling-

ton Boulevard. The map on the next page shows 

the neighborhood boundaries. Covering 219 

acres, Arlington Forest is bordered by the W&OD 

Trail in the southwest; by North George Mason 

Drive and North Carlin Springs Road in the north 

and northwest; and by North Henderson Road and 

Arlington Forest Branch (a brook) in the east. The 

community also includes a block of homes east of 

North Henderson Road along 2nd Street North. 

Lubber Run and Arlington Boulevard intersect 

Arlington Forest, dividing our neighborhood into 

four sections (see the map on the next page). To 

the north of Arlington Boulevard are Northside 

(the area east of Lubber Run), with 282 homes; 

and Greenbrier (the area west of the stream), with 

399 homes. To the south of Arlington Boulevard 

is Southside, mostly to the east of Lubber Run but 

with a small addition west of the stream, which 

together have 171 homes.  

The three subneighborhoods drain into different 

subwatersheds formed by Lubber Run and Arling-

ton Forest Branch as tributaries of Four Mile Run. 

About half of the land area of Arlington Forest is 

in the Lubber Run watershed, with the rest divided 

between Four Mile Run and Arlington Forest 

Branch. The northern and eastern parts of Green-

brier and the western part of Northside are in the 

Lubber Run watershed. Arlington Forest Branch 

drains the eastern parts of both Northside and 

Southside, whereas the southwestern part of 

Greenbrier and the western part of Southside drain 

directly into Four Mile Run. 

As recently as the 1930s, the area was entirely 

farmland, forestland, and pastureland. Arlington 

Forest derives its name from the wooded portions 

of the original landscape, still evident in neighbor-

ing parklands and in the large trees on many prop-

erties. The streets of Arlington Forest wind 

through (mostly) colonial-style homes that were 

originally homogeneous and small (with a stand-

ard footprint of about 20 by 25 feet), although the 

houses now sport a variety of sizes and styles, 

from gabled traditional to glass-walled modernist. 

Although our neighborhood appearance has 

changed, our shared love of our wooded surround-

ings and our tight-knit community is as strong as 

ever. Depending on the day and time, you might 

hear teens joking at a school bus stop, 

A street in Arlington Forest, typical for most of the  
neighborhood, as are the large trees.  

Photo: Hutch Brown. 
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dog walkers chatting along sidewalks, shrieks of 

delight coming from playgrounds, toddlers 

launching pebbles into a stream, parents planning 

fundraisers to augment elementary school teach-

ersô supplies, guitarists entertaining shoppers buy-

ing local produce at our seasonal farmers market, 

or a mid-July block party with barbecue grills and 

movie screens. 

Our local citizensô association (Arlington Forest 

Citizens Association, or AFCA) is one of the old-

est in the county. AFCA circulates a community 

newsletter to our 852 households and to busi-

nesses in the Arlington Forest Shopping Center, 

some of which advertise in the newsletter. 

Through the newsletter and an AFCA listserv, we 

enlist volunteers to join in seasonal outdoor clean-

ups, our springtime home tour, and our longstand-

ing winter holiday celebration. The coronavirus 

pandemic of 2019 interrupted many community 

activities in 2020 21, although the community re-

sponded in imaginative ways to sustain activities 

such as the Saturday Lubber Run Farmers Market 

and Halloween trick-or-treating for kids.  

AFCA holds monthly meetings, including dia-

logues with public servants and thought leaders on 

topics we care about, from community-supported 
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agriculture, to traffic safety, to mitigating the un-

wanted effects of development in our county. We 

benefit from the generosity of Arlington Forest 

Shopping Center businesses and from neighbors 

and donors whose hard work and collaboration 

sustain the Lubber Run Amphitheater, Arlingtonôs 

only open-air performing arts venue. Its summer 

season draws neighbors from across Arlington to 

enjoy regionally and nationally recognized per-

formers. 

It takes a lot of devoted people to create the com-

munity we enjoy in the natural environment we 

strive to protect. The residents of Arlington Forest 

understand why so many house hunters want to 

join us. This revised neighborhood conservation 

plan articulates our collective appreciation for our 

past, the issues and opportunities we see at pre-

sent, and our hopes for the future. 

Acknowledgments and Chronology of 
Plan Development 

This revised plan reflects the collective efforts of 

many people over multiple years. Its basis is the 

previous plan, submitted by AFCA in November 

1990 and approved by the Arlington County 

Board in May 1991. After 30 years, so much has 

changed in our neighborhood that a revision of the 

1991 plan was dueðbut why reinvent the wheel? 

The previous plan was so well designed and writ-

ten that this plan retains some of the same struc-

ture and contents, in part to show continuity and 

ongoing community. Where the original authors 

see their own ideas, approaches, or language, it is 

a tribute to their own outstanding work. 

Like the previous plan, this plan follows guide-

lines outlined by Arlington Countyôs Neighbor-

hood Conservation Program (for a list of sources, 

see appendix B). The guidelines call for discuss-

ing public facilities and services used by our resi-

dents, such as schools, libraries, police, hospitals, 

parks, and more, even when the facilities and ser-

vices originate from or are located in areas outside 

of Arlington Forest. This plan makes correspond-

ing recommendations for improving the public 

facilities and services that our residents use and 

enjoy.  

In following the guidelines, this plan occasionally 

repeats important points and information that per-

tain to multiple sections. For example, the plan 

discusses the prospect of converting single-family 

detached homes in Arlington Forest into ñmissing 

middleò units (duplexes and townhouses) in the 

section on Land Use and Zoning as well as under 

Housing because it pertains to both sets of issues 

and is of major importance to our residents.  

Planning for the revision began in 2018 during the 

tenure of AFCA President Allison Kennett. Liz 

Kauffman, the AFCA representative on Arlington 

Countyôs Neighborhood Conservation Advisory 

Committee, assembled a small group of neighbors 

to begin revising the previous plan. With guidance 

from Neighborhood Conservation Program 

staffðespecially Tim McIntosh, Katie Brown-

Henry, and Naudy Martinezðthe team estab-

lished an outline for the revised plan based on the 

1991 plan and the most recent guidebook for Ar-

lington Countyôs Neighborhood Conservation 

Program.  

Next, the team prepared the neighborhood survey 

required for any neighborhood conservation plan. 

To get a sense of neighborhood concerns, Julia 

Battocchi led the team in setting up a ñstrengths, 

weaknesses, opportunities, and threatsò exercise 

for Arlington Forest. Liz Grossman then worked 

with the team, with help from AFCA President 

Esther Bowring, to prepare, administer, and ana-

lyze a neighborhood survey. Conducted in spring 

2020, the survey went to homeowners and house-

holds across Arlington Forest; it elicited 187 valid 

responses (see appendix C), enough for the results 

to count as statistically sound.  

Using the survey results and other materials and 

information (see appendix B), the team finished 

drafting the plan. Each section describes condi-

tions in our neighborhood (including challenges 

and opportunities) and ends with the neighbor-

hoodôs recommendations (if any) to the county 

and ourselves. Most opportunities described in the 

plan did not rise to the level of neighborhood 
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recommendations. Opportunities became recom-

mendations only after the neighborhood reached a 

community consensus that they should. Appendix 

A compiles the recommendations. 

Neighborhood deliberations about the plan took 

several forms. Many topics of interest that came 

up at monthly AFCA meetings from 2018 through 

2021, some controversial, went into the plan. In-

dividual neighbors reviewed parts of the draft 

plan, suggesting corrections, additions, and revi-

sions. Neighborhood goals, a key element of the 

plan, were reviewed by AFCA officers and voted 

on at a general AFCA meeting. A draft of the en-

tire revised plan was posted on the AFCA website 

for neighborhood comment and revision over a 

period of many months. Portions of the draft plan 

also appeared in the neighborhood newsletter for 

comment and discussion at AFCA meetings; the 

recommendations were voted on at a general 

AFCA meeting. After a broad community consen-

sus became clear, the writing team finalized the 

plan for approval by AFCA. 

Participants in the entire process included Julia 

Battocchi, Esther Bowring, Larry Bowring, Dan 

Brown, Hutch Brown, Karen Burst, Barbara 

Englehart, Liz Grossman, David Howell, Liz 

Kauffman, John Naland, Natalie Roisman, and 

Bob Strawn. Larry Bowring, Liz Kauffman, and 

Bob Strawn walked through the neighborhood 

looking for sidewalks, curbs, gutters, streets, and 

streetlights in need of maintenance. Hutch Brown 

and David Howell walked the neighborhood parks 

many times, noting conditions there. Liz Gross-

man was instrumental in designing and adminis-

tering the neighborhood survey, including analyz-

ing and presenting the results. Larry Bowring cre-

ated the maps of Arlington Forest for the plan. 

Liz Kauffman led the entire process of plan revi-

sion, with Hutch Brown as editor. Liz also drafted 

the introduction and the sections on street condi-

tions and traffic/transportation. John Naland con-

tributed the sections on the history and historical 

preservation of Arlington Forest. Natalie Roisman 

wrote the section on commercial and business ar-

eas; Barbara Englehart added the piece on the 

Lubber Run Farmers Market. Hutch Brown 

drafted the sections on geology and soils, land use 

and zoning, housing, green infrastructure, public 

facilities and services, and other challenges; Es-

ther Bowring contributed the piece on the Lubber 

Run Amphitheater. Dan Brown added to parts of 

the plan and furnished many outstanding photos. 

David Howell, a member of the Park and Recrea-

tion Commission and the Forestry and Natural Re-

sources Commission and an amateur wildlife pho-

tographer, reviewed the section on green infra-

structure and contributed many great photos; he 

also contributed to parts of the plan. AFCA offic-

ers Esther Bowring (President), Sean Lyons (Vice 

President, Southside), Tom Smialowicz (Vice 

President, Greenbrier), and Joel Yudken, (Vice 

President, Northside) reviewed the draft plan, as 

did many other neighbors whose general com-

ments and contributions are reflected in the re-

sults.  

Special thanks go to Arlington Regional Master 

Naturalists Bill Browning, Jeff Elder, David How-

ell, and Paul Kovenock for information and mate-

rials used in writing the revised plan and to Lily 

Whitesell, Arlington County coordinator for 

stream monitoring, and Lyndell Core, Arlington 

County parks area manager, for sharing their ex-

pertise on conditions in our neighborhood parks. 

Although the individuals recognized above and 

the 187 survey respondents all contributed to this 

neighborhood conservation plan update, editor 

Hutch Brown shouldered the most critical tasks 

throughout the 3-year update process. He re-

cruited and motivated contributors to the text, 

found subject matter experts as reviewers, and 

flagged emerging issues for discussion, such as 

the countyôs study of residential zoning issues. He 

made the working draft available for online post-

ing and community review, and he placed drafted 

sections and neighborhood recommendations in 

the communityôs monthly newsletter preceding 

each AFCA meeting. Without his helmsmanship, 

the neighborhood could not have reached the level 

of consensus that this updated plan represents. 
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Geology and Soils of Arlington Forest 

The geology of the area in and around Arlington 

Forest is complex, in part because our area strad-

dles the border between two physiographic prov-

inces: the Piedmont to the northwest and the 

Coastal Plain to the southeast. The Piedmont is 

hilly, with bedrock exposures and fast-moving 

streams. The Coastal Plain is flat and made up of 

sediments, with slow and meandering rivers and 

streams.  

In our area, you can see the transition from the 

bedrock of the Piedmont to the sediments of the 

Coastal Plain. You can also see the transition in 

streamflow in what geologists call the Fall Line, 

which is actually a zone that can stretch for miles. 

The Fall Line zone for the Potomac River reaches 

from Great Falls at least to Little Falls (some 10 

miles) and conceivably all the way to the tide-

water at Roosevelt Island (some 15 miles).  

The Fall Line zone for our three sizable neighbor-

hood streams (Four Mile Run, Long Branch, and 

Lubber Run) extends throughout our local large 

parks (Bluemont, Glencarlyn, and Lubber Run). 

The largest abrupt drop, analogous to Great Falls 

or Little Falls on the Potomac, is Huffmanôs Falls. 

At times audible from the Washington and Old 

Dominion (W&OD) trail, Huffmanôs Falls lies in 

Glencarlyn Park just downstream from the conflu-

ence of Long Branch with Four Mile Run. 

The bedrock for Arlington Forest, well exposed at 

Huffmanôs Falls, formed from sands, silts, and 

rocks at the bottom of a deep-sea trench about  450 

million years ago. The tremendous heat and pres-

sure associated with colliding tectonic platesð

pieces of the Earthôs crustðlifted the deep-sea 

sedimentary rock onto the North American conti-

nent and transformed it into what geologists call 

metamorphic rock. The metamorphic bedrock in 

the area of Arlington Forest is called Indian Run 

sedimentary melange. 

The Indian Run rock ranges from gray to brown 

in color. You can see lots of glittering mica, along 

with welded grains of sand. You can also find em-

bedded rocks of various sizes and shapes, and in 

places you can see veins and nodes of quartz, es-

pecially at Huffmanôs Falls.  

The metamorphic bedrock contains occasional in-

trusions of massive quartz. Because quartz is so 

erosion resistant, the intrusions can form huge 

outcrops, such as Brandymore Castle along the 

W&OD Trail upstream from Bluemont Park on 

Four Mile Run. One such intrusion underlies part 

of Greenbrier; you can find the outcrop near the 

top of the unpaved trail into Lubber Run Park 

from North Edison Street. (The black crust on the 

white quartz is either lichen or manganese oxide.) 

Overlying the bedrock is a dense layer of sedi-

ments deposited by ancient rivers from about 140 

million to 100 million years ago. Forerunners of 

the Potomac, the rivers carried sand, silt, clay, and 

!ǘ IǳŦŦƳŀƴΩǎ Cŀƭƭǎ ƻƴ CƻǳǊ aƛƭŜ wǳƴΣ ǘƘŜ ƳŜǘŀƳƻǊǇƘƛŎ 
bedrock is well exposed, along with intrusions of quartz. 

Photo: Hutch Brown. 
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cobble (pebbles and rounded river rocks) from in-

land and deposited them where the waters slowed 

as they approached sea level on the Coastal Plain. 

The sediments, known as the Potomac Formation, 

start at about Interstate Highway 66 and gradually 

thicken to the southeast. Exposed by erosion along 

our creeks, the Potomac Formation looks like 

packed sandy or silty soil, often mixed with 

rounded river rocks, and it is dense and hard to 

pick apart.  

On top of the Potomac Formation is a much 

younger layer of sediments laid down from about 

10 million to 5 million years ago in the elevated 

areas where homes are built today. Geologists call 

these broad, relatively flat surfaces terraces, and 

ñTertiaryò is the name for the geologic period of 

the deposits, which are known as Tertiary Ter-

races. The Tertiary Terrace in Arlington Forest 

comprises tightly packed yellow-orange to red-

dish silty clays mixed with gravel and rounded 

river rocks.  

The Tertiary deposits came from rivers meander-

ing across a flat plain. What was once a flat Pied-

mont plain became hilly only within the past 5 

million years or so due to uplift across our region. 

Even today, we are seeing a slow rise of the Alle-

gheny Plateau and Blue Ridge Mountains to our 

west and a lesser uplift of the Piedmont. Over mil-

lions of years, the uplift caused our local  rivers 

and streams to cut valleys and gorges into the ris-

ing Piedmont plateau. 

The downcutting force of our streams was magni-

fied by sporadic Ice Ages over the last 2.6 million 

years. Although the glaciers never reached our 

area, our local streams were locked in ice for 

much of the year. Released for only a few months 

in summer, our rivers and streams became raging 

torrents with far greater downcutting power than 

today. Nothing else can explain Mather Gorge on 

the Potomac River or the deep valley gouged by 

tiny Long Branch in Glencarlyn Park.  

Overlying the geologic formations in our area are 

soils associated with what scientists call urban 

land. Natural soils separate into well-defined lay-

ers (ñhorizonsò), but the layers in urban soils get 

mixed up by the digging and churning associated 

with the construction of roads, houses, and other 

parts of the built environment. Urban soils are an 

amalgam of topsoils and subsoils influenced by 

the underlying geology.  

Most parts of Arlington Forest have an admixture 

of urban soils and the underlying Tertiary Terrace 

materials, such as the rounded river rocks that you 

Urban soils in a newly formed gulley at the edge of Lubber Run 
Park in summer 2019. Undisturbed for 80 years, the soils are start-
ing to form horizons again. Note the pale layer under the organic 

layer at top and the reddish layer underneath. Note also the 
rounded river rocks from the underlying Tertiary Terrace.  

Photo: Hutch Brown. 

The Potomac Formation, exposed by erosion in Glencarlyn Park near 
the Long Branch Nature Center. Photo: Hutch Brown. 
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might find in your own backyard. Some residen-

tial areas close to Four Mile Run have urban soils 

with an admixture of deep red silts and clays 

weathered from the ancient bedrock (the Indian 

Run sedimentary melange).  

As you might expect, our neighborhood parks 

have more natural soils with better defined soil 

horizons than do the upland terraces with their ur-

ban soils. Lubber Run and Glencarlyn Parks have 

well-drained loams containing sands, silts, and 

clays weathered from the Indian Run bedrock, 

which readily decomposes. Soil scientists classify 

the soils in our neighborhood parks as in the 

ñManorò and ñGlenelgò soil series. Both are fer-

tile loams with distinct horizons. 

The soils on the upper slopes are thinner and 

younger than the bottomland soils, which have a 

relatively thick upper (ñOò) horizon rich in or-

ganic materials. The underlying (ñAò and ñBò) 

soil horizons contain quartz sands and mica 

weathered from the bedrock. The heavy mica 

component makes the soils in our parks especially 

prone to erosion.  

History of Arlington Forest1 

American Indians inhabited the area of Arlington 

Forest. Artifacts from 8,500 years ago have been 

found along Four Mile Run, and a village site has 

been identified at the confluence of Four Mile Run 

and Long Branch in Glencarlyn Park. 

During the 18th century, several large colonial 

land grants shared a common border at that same 

stream junction. A large oak tree there was used 

as a survey marker by one of the landowners, 

George Washington, who possessed a parcel of 

land to the south. A weathered marble pedestal 

without signage now marks the site in Glencarlyn 

Park, and a section cut from the original oak tree 

is displayed in the Glencarlyn Library.   

Most of the land that is now Arlington Forest once 

belonged to John Colville, a British merchant and 

 

1 John Naland traced the history of Arlington Forest from 

multiple sources in his 2015 book on behalf of AFCA, partly 

by using the study in 2004 by Cynthia Liccese-Torres for 

planter who owned trading ships along the Poto-

mac in the early 1730s and was active in land 

speculation in Virginia and Maryland. Colville 

purchased a 1,400-acre tract on Four Mile Run in 

1731; the tract included the lower part of Lubber 

Branch (now Lubber Run). In 1754, Colville was 

granted permission to build a gristmill to grind 

corn and wheat on Lubber Run just above its con-

fluence with Four Mile Run. 

the Arlington County Historic Preservation Program (see 

appendix B, Sources Used). 

Depiction of an American Indian in 1585 by John White, 
an English settler on Roanoke Island in what is now 

North Carolina. American Indians living in the vicinity of 
what is now Arlington Forest probably looked similar. 
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Only a handful of houses were built in the area of 

what is now Arlington Forest prior to 1894. The 

three still standing are described below in the sec-

tion on historical preservation: the Mary Carlin 

House (built in about 1800); the Charles Mix 

House (dating to the 1820s 40s); and the Ann 

Carlin Cottage (erected in about 1850).  

In 1847, construction began along Four Mile Run 

of the W&OD Railway, which extended from Al-

exandria to the Blue Ridge Mountains. The foun-

dations of some of the pre-Civil War bridges are 

still in use. During the Civil War, water from Four 

Mile Run was used to fill train boilers. Train en-

gineers frequently complained that their boilers 

overflowed with soap suds because thousands of 

Union soldiers washed their clothes in the creek. 

Trains rumbled back and forth during the war car-

rying soldiers, supplies, and casualties. 

Along Four Mile Run just south of todayôs Arling-

ton Boulevard, John Carlin opened a resort in 

1872 near the two natural springs there, the Carlin 

Springs. The resort boasted a dance hall, a 250-

seat restaurant and ice cream parlor, and a swim-

ming hole. For the next 20 years, visitors came by 

train from Alexandria and Washington, DC, until 

the resort finally closed. W&OD passenger trains 

in the area continued for some time, as did mail 

and freight service; the railroad finally closed in 

1968. The current bicycle and pedestrian trail (the 

W&OD Trail) was opened in the late 1970s.  

As of 1878, the area of what is now Arlington For-

est was occupied by only two families, the Wil-

liam Cipher (or Sypher) and Charles Mix families. 

In 1893 94, John B. Henderson, Jr., purchased 

most of what is now Arlington Forest. Hender-

sonôs father, a U.S. Senator from Missouri, was 

the author of the 13th Amendment to the Consti-

tution (abolishing slavery) and was instrumental 

in keeping Missouri in the Union. John Hender-

son, Jr., was a lawyer and diplomat whose primary 

interests lay in marine biology. In 1894, he con-

structed a two-story wood-and-plaster Swiss-style 

house as his country estate. The house, which was 

destroyed in a fire in 1954, was at 4811 3rd Street 

North. That location is now covered by the Lubber 

Run Community Center parking garage.  

Prior to the platting (mapping out) of Arlington 

Forest, the area typified the rural character of Ar-

lington County, containing only fields and woods. 

A 1934 aerial photograph reveals that the area of 

Arlington Forest prior to development was 

wooded except for open fields around the Charles 

Mix  House and Henderson House. Arlington 

Boulevard (named Lee Boulevard until 1951) was 

built through the area in the early 1930s. 

Arlington Forest was built in stages from 1939 to 

the 1960s, as shown on the map on the next page. 

Ironically, the developers destroyed much of the 

wooded scenery during construction, which re-

sulted in a mostly barren appearance not in keep-

ing with the lush surroundings implied by the 

neighborhoodôs name. Over time, the remaining 

trees matured and new trees were planted, reestab-

lishing a natural canopy reminiscent of the origi-

nal setting. 

Arlington Forest was planned and built by the 

Meadowbrook Construction Company led by 

Monroe Warren. Local architect Robert O. Scholz 

designed six variations of the same basic floor 

plan for Colonial Revival homes. The first build-

ing permits were issued on July 13, 1939, for a 

portion of Southside. By the end of April 1940, 

The Henderson House in about 1950, just before it became the first  
Lubber Run Community Center. 
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Meadowbrook had already sold 130 homes in Ar-

lington Forest. Construction in Southside contin-

ued through the summer of 1940. 

In 1939, the first homes, with footprints of 1,144 

square feet, sold for $5,990 each. Fireplaces and 

detached garages were optional for an additional 

$500 each. Buyers needed to make only a cash 

down payment of $590, which included all set- 

tlement costs. Loans from the Federal Housing 

Administration were available at 4-1/2 percent in-

terest for a payback period of either 20 or 25 years. 

On the 20-year financing plan, monthly payments, 

including principal, interest, taxes, and insurance, 

totaled $42.94. Monthly payments on the 25-year 

plan were $38.82. 
North Greenbrier Street in 1942, looking north from 2nd 
Street North. Trees came later. Photo: John Collier, Jr. 
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The second phase of development was in 1940, 

when Meadowbrook crossed Arlington Boulevard 

into the northern sector of Arlington County. The 

Northside section was built on land historically 

associated with the Henderson family estate, with 

the first Northside building permits approved on 

June 6, 1940. By October 1940, Meadowbrook 

had sold more than 230 Arlington Forest homes in 

just 10 months. Building permits for Northside, 

including the Arlington Forest Shopping Center, 

continued to be issued through December 1941. 

An aerial photo of Northside homes under con-

struction appeared in the March 10, 1942, issue of 

Life magazine to illustrate the pre-World War II 

housing boom in the Washington, DC, area. 

The third major part of the subdivision, known as 

Greenbrier, evolved in nine phases from 1941 to 

1946. The first building permits for the Greenbrier 

section were issued on May 23, 1941. A consider-

able portion of Greenbrier was approved for con-

struction during and soon after World War II. 

Wartime material shortages caused modifications 

to the houses in the central part of Greenbrier, in-

cluding a slightly smaller floor plan (1,050 square 

feet). A final phase of construction occurred in 

1948 on the western edge of Greenbrier. 

House sales in all of Arlington Forest were gov-

erned by a restrictive covenant: ñNo persons of 

any race other than the Caucasian Race shall use 

or occupy any building or any lot, except that this 

covenant shall not prevent occupancy by domestic 

servants of a different race domiciled with an 

owner or tenant.ò Such covenants, common in the 

United States at the time, were eventually struck 

down by federal courts. However, the covenant 

language endured in most title deeds at least until 

2020, when Virginia passed a law making it easier 

and less expensive for property owners to elimi-

nate covenants restricting occupancy or owner-

ship on the basis of ñrace, color, religion, national 

origin, sex, elderliness, familial status, source of 

funds, sexual orientation, gender identity, status 

as a veteran, or disabilityò (Code of Virginia title 

36, chapter 5.1, section 36 96.3).  

Arlington Forest builder Monroe Warren donated 

the land adjacent to Lubber Run (all of Lubber 

Run Park and part of Glencarlyn Park) to the 

county. It was inaugurated as Arlingtonôs first 

public park on October 9, 1942. Warren also 

moved a large American holly to the traffic circle 

in front of the Arlington Forest Shopping Center. 

It stood there until 2017, when it was removed due 

to poor health. 

Several additional small enclaves of homes built 

from 1950 to 1968 on the borders of the original 

subdivision are more contemporary in style. In 

1950 51, an enclave of one-story brick homes 

called Forest Park (now known as Broyhillôs Ad-

dition) was built on South Edison Street. Brick 

ramblers were constructed in 1956 on 2nd Street 

North, just east of North Henderson Road. Four 

brick ramblers on North Carlin Springs Road were 

built in 1958. Another group of seven split-levels 

was erected on the historic Mary Carlin property 

at 1st Place North in 196768. 

Top: Arlington Forest Shopping Center in 1956.  
Bottom: A typical original Arlington Forest home,  

constructed in the 1940s. Note the large trees, which have 
grown up since. Photos: Richard Wheeler; Dan Brown. 
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Kate Waller Barrett Elementary School opened in 

1939. The Arlington Forest Shopping Center was 

built in three phases in 1941, 1946, and 1947. The 

Arlington Forest Club (organized by Arlington 

Forest residents but located in Bluemont) opened 

in 1954. The Lubber Run Amphitheater opened in 

1969. The original Lubber Run Community Cen-

ter opened in 1956 to replace the Henderson 

House, which burned down in 1954. Obsolete by 

the 2000s, the building was demolished in 2019, 

with a replacement community center completed 

in 2020.  

AFCA was organized in 1940 for the purposes of 

getting to know neighbors and speaking as a group 

for the betterment of the community. Over the 

decades, AFCA has held community meetings 

eight times a year; organized innumerable neigh-

borhood social events; sponsored many programs 

to beautify the neighborhood and adjacent public 

parkland; and responsibly engaged county offi-

cials in advocating for improvements to public 

amenities and safety in areas such as transporta-

tion, street lighting, parks, and recreation. 

To celebrate its 75th anniversary in 2015, AFCA 

published a 150-page history that included a year-

by-year list of activities, resident reminiscences, 

maps, and historical photos. The book is available 

in the Center for Local History at the Arlington 

Central Library, and its contents are posted on the 

AFCA website.   

The AFCA newsletter, The Arlington Forester, is 

said to be the oldest continuously published 

neighborhood newsletter in Arlington County. 

Begun in 1942 as an oversized printed postcard 

with information about meetings, it was expanded 

to four mimeographed pages in 1947. In recent 

years, the newsletter has comprised 12 to 16 

printed pages. Copies are delivered to all 852 

houses in Arlington Forest eight times a year. 

NEIGHBORHOOD GOALS 

The overarching goal of this neighborhood con-

servation plan is to help our community preserve 

the things that residents like most about living in 

Arlington Forest. Respondents to our neighbor-

hood survey in spring 2020 expressed their appre-

ciation for the parklike residential atmosphere of 

this rare wooded island in an urban environment. 

Residents cherish the trees and wildlife in our 

neighborhood and the ability to get out and enjoy 

them on walks, both along our streets and in our 

neighborhood parks. Glencarlyn and Lubber Run 

Parks contain some of the largest remnants of nat-

ural forest in Arlington County, and Arlington 

Forest residents have a deep affection for these 

rare natural ecosystems. We have a special stake 

A typical brick rambler in Arlington Forest (Southside),  
constructed in 1950 and backing onto Glencarlyn Park.  

Photo: Dan Brown. 

A silver-spotted skipper in Arlington Forest.  
Photo: David Howell. 
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in conserving the health, beauty, and enjoyment of 

our entire urban forest, including the trees main-

tained by homeowners in their own yards. 

Another element of high value to residents is the 

sense of community in Arlington Forest. Re-

spondents to our neighborhood survey frequently 

mentioned the same community qualities they 

liked, such as quiet, walkability, and the charm of 

our homes and gardens. In particular, residents ap-

preciate having good neighborsðpeople they 

trust and rely on for support. Our strong sense of 

community derives from neighborhood qualities 

such as common schools, a common history, and 

a common and inclusive residential experience, 

warmly welcoming to all. Arlington Forest has a 

neighborhood vibrancy that residents want to sus-

tain and reinforce as a valuable asset for our 

county.  

Location is another highly valued attribute of our 

neighborhood. Residents prize living in our com-

munity for its convenient commutes to work and 

for the shops, restaurants, and other opportunities 

that lie within walking or easy driving distance. 

They also value the proximity to good schools, li-

braries, and public services of all kinds, along 

with opportunities for community volunteering 

and for enjoying culture and the arts, not least at 

the Lubber Run Amphitheater. Residents want to 

work with the county to keep the summer amphi-

theater program running smoothly, in part by get-

ting needed maintenance done.  

Maintenance of our neighborhood parks is a con-

cern for our community in terms of both infra-

structure (trails, bridges, recreational facilities, 

and the like) and ecological integrity. Many re-

spondents to our neighborhood survey listed the 

effects of stormwater runoff (such as flooding, 

erosion, and stream degradation) as a major threat 

to Arlington Forest. Another neighborhood con-

cern is sustaining the canopy trees that put the 

ñforestò in Arlington Forest. Loss of tree cover 

and the decline of large trees throughout our 

neighborhood threaten the beauty and integrity of 

our community.  

Loss of tree cover and open space is tied to the 

potential for redevelopment in our neighborhood, 

a major concern for many residents of Arlington 

Forest. The single biggest threat to our neighbor-

hood listed by survey respondents was potential 

upzoning and overdevelopment, with homes torn 

down and replaced by multifamily units, leading 

to more traffic and noise and less parking, tree 

cover, and green space. Loss of so many of the 

amenities that residents like about living in Ar-

lington Forest would fundamentallyðand perma-

nentlyðadversely affect the quality of life in our 

neighborhood.  

Arlington Forest celebrated its 80th anniversary in 

2019. Despite the rapid growth of high-density 

commercial development in the Ballston Metro 

corridor in recent decades, our neighborhood 

reached this milestone with its pleasant wooded 

residential character essentially intact. The goal of 

this neighborhood conservation plan is to help 

preserve the qualities that have made Arlington 

Forest a desirable place to live for the past 80-plus 

years while welcoming new neighbors and home-

owners from every background to our community. 

Lubber Run Park, a highly prized resource in Arlington Forest.  
Photo: Dan Brown. 
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LAND USE AND ZONING 

Land uses and zoning for Arlington Forest have 

remained about the same for more than 80 years. 

Our current land uses date to the founding of our 

neighborhood in 1939, before which the land was 

in rural uses. Most residents of Arlington Forest 

are satisfied with our legacy land uses and zoning, 

but we are aware of the potential for conflict be-

tween the status quo and county goals for devel-

opment near the Metro transportation corridor at 

Ballston. The ongoing high-density development 

in Ballston, a 15- to 30-minute walk from our 

neighborhood, is affecting our neighborhood by 

forming what planners describe as ñArlingtonôs 

new downtown.ò 

Existing Land Uses 

The map on the next page shows the existing land 

uses and zoning for Arlington Forest based on Ar-

lingtonôs General Land Use Plan for 2020. Our 

neighborhood has three kinds of land usesðresi-

dential (R 6), public (S 3A), and commercial (C

1). Most of Arlington Forest is residential prop-

erty with single-family detached homes. All resi-

dential areas are categorized as ñLow: 1ï10 units 

per acre.ò Family homeowners and renters live in 

houses on small lots, with about six to seven 

homes per acre. Some houses have an accessory 

dwelling (a separate living unit with a kitchen and 

bath, either within the home or in a separate build-

ing on the property). 

Part of Arlington Forest has land uses demarcated 

as both ñPublicò and ñPublic Ownershipò (mean-

ing land and facilities for public use on public 

property). Most of this particular area is parkland 

(Arlington Forest Park, Bluemont Park, Glencar-

lyn Park, and Lubber Run Park), but it also in-

cludes the Lubber Run Amphitheater, the Edison 

Park playground, the Lubber Run Community 

Center, Barrett Elementary School, the shopping 

center circle, and the buffer strips along Arlington 

Boulevard. 

The Arlington Forest Shopping Center is located 

in the center of the community at North Park 

Drive and 1st Street North. The land use is 

ñService CommercialðPersonal and business 

services.ò The one-story shopping center is one of 

the National Capital Areaôs first strip malls, still 

used for commercial shops and eateries. A large 

parking lot serves the shopping center. 

County Policy Guidance for Future Land 
Development 

Arlington Countyôs most recent General Land Use 

Plan, adopted in February 2020, incorporates a 

longstanding county focus on high-density devel-

opment in rapid-transit corridors. A central goal is 

to concentrate development within three major 

transportation corridors, including the Rosslyn

Ballston Metro line. Ballston itself is being revi-

talized as a new ñdowntown centerò for Arlington, 

with a mix of residential, office, hotel, and retail 

facilities, according to the plan (see appendix B, 

Sources Used): ñThroughout the R[osslyn]-B[all-

ston] Corridor, the General Land Use Plan con-

centrates the highest density uses within walking 

distance of Metro stations; tapers densities, 

heights, and uses down to the existing single-fam-

ily residential neighborhoods [fig. 1]; and pro-

vides for a mix of office, hotel, retail, and residen-

tial development.ò According to the 2020 zoning 

map (see appendix B), areas near the Ballston 

Metro are zoned for the highest density uses, in-

cluding high-density and medium-density hous-

ing. By contrast, neighborhoods zoned for  

Arlington Forest Park, with the Arlington Forest Shopping 
Center in the background, illustrating two kinds of land use 

in Arlington Forest (public and commercial).  
Photo: Dan Brown. 
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Figure 1τάMƛǎǎƛƴƎ ƳƛŘŘƭŜ ƘƻǳǎƛƴƎέ presumes a continuum of housing types from single-family detached homes (left, as in 
Arlington Forest) to large apartment buildings (right, as in Ballston). 



Arlington Forest  Neighborhood Conservation Plan 18 

single-family units are farther away, with densi-

ties tapered ñdown to the existing single-family 

residential neighborhoodsò like Arlington Forest.  

In 2020, Arlington County launched a Missing 

Middle Housing Study focusing on housing types 

that fall between the high rises in Ballston and the 

single-family detached homes in Arlington Forest. 

ñMissing middle housingò is a term used in public 

policy for housing types ranging from town-

houses, to duplexes, to multiplexes with three or 

more units (fig. 1). Potential occupants include 

empty nesters, public servants such as teachers, 

and young families in need of three-bedroom 

housing. 

According to the Missing Middle Housing Study, 

middle housing ranges from duplexes to multi-  

plexes with 3 16 units. Such housingðthough of-

ten in two-bedroom garden apartmentsðaccounts 

for about 29 percent of the units in Arlington, con-

siderably more than the 24 percent for single-fam-

ily detached units. Within the Rosslyn Ballston 

corridor, 76 percent of the housing is in mid- and 

high-rise multifamily units, 15 percent is in low-

rise multifamily units, 6 percent is in duplexes and 

townhouses, and 3 percent is in single-family de-

tached homes. The housing generally tapers from 

high-rise apartment buildings in Ballston down to 

single-family detached units in neighborhoods 

like Arlington Forest, with middle housing in be-

tween (fig. 1).  

Arlingtonôs 2020 General Land Use Plan contains 

a provision that ñtapers densities, heights, and 

uses down to the existing single-family residential 

neighborhoodsò to reflect the full spectrum of 

middle housing (fig. 1). The plan encourages the 

construction of ñtownhouses, midrise, and high-

rise dwelling unitsò near Metro stations while also 

committing to ñpreserve and enhance existing sin-

gle-family and apartment neighborhoods.ò Com-

mercial and residential buildings have been going 

up accordingly in the Ballston area, with the cor-

responding land uses and zoning already in place. 

Arlington Forest lies at one end of the spectrum 

(fig. 1), and we welcome the General Land Use 

Planôs commitment to preserving the historic 

value and livability of neighborhoods like ours. 

Recommendation 

¶ Arlington Forest supports the countyôs 2020 

General Land Use Plan. We strongly urge the  

county to ñpreserve and enhance existing sin-

gle-family and apartment neighborhoods,ò in-

cluding ours. 

Existing Zoning 

The three general types of zoning in Arlington 

Forest are residential, public, and commercial: 

¶ Residential (R 6, One Family Dwelling Dis-

trict) applies to all residential properties in our 

neighborhood. Permitted uses include ñone 

family detached.ò The minimum lot size is 

6,000 square feet, the maximum building 

height is 35 feet, and the minimum floor area 

of any dwelling unit is 750 square feet. The 

maximum lot coverage is 40 percent for the 

main building and up to 48 percent with porch 

and garage; the maximum main building foot-

print is 2,520 square feet and 2,772 square feet 

with porch and garage (or an accessory unit). 

Setbacks for houses are 25 feet from the street, 

25 feet from the rear property line, and an ag-

gregate of 18 feet from the right and left prop-

erty lines (with a minimum of 10 feet on one 

side and 8 feet on the other). 

¶ Public (S 3A, Special District) applies to all 

public lands and facilities. The purpose is ñto 

encourage the retention of certain properties in 

Stacked duplexes in Bluemont, an example of existing  
middle housing in the Ballston area. Photo: Hutch Brown. 
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a relatively undeveloped state,ò but permitted 

uses include schools. The maximum allowed 

height of any building is 45 feet.  

¶ Commercial (C 1, Local Commercial Dis-

trict) applies to the Arlington Forest Shopping 

Center. The permitted commercial uses are to 

serve residential neighborhoods, including 

with food services, retail stores, healthcare fa-

cilities, office space, personal services, and 

more. The maximum allowed height of a 

structure is 35 feet, and 10 percent of the site 

must be fittingly landscaped. 

Development Potential 

Most residents of Arlington Forest are concerned 

about potential changes to the single-family na-

ture of our neighborhood, which has the develop-

ment potential for higher density housing if sin-

gle-family (R 6) zoning were replaced. In our 

2020 neighborhood survey, many respondents 

listed the historic value of Arlington Forest as one 

of the things they appreciate most about our 

neighborhood, and 87 percent wanted Arlington 

Forest to remain primarily single-family detached 

homes, with only 7 percent opposed (the rest had 

no opinion). Our strong opposition (12 to 1) to any 

substantial redevelopment of Arlington Forest 

aligns with the countyôs commitment in its Gen-

eral Land Use Plan to ñpreserve and enhance ex-

isting single-family and apartment neighbor-

hoods.ò We urge the county to stand by its com-

mitment. 

Recommendation 

¶ Arlington Forest strongly supports the current 

R 6 zoning designation for our residential ar-

eas, and we urge the county to keep it in place. 

Barrett Elementary School 

Constructed on the northeast corner of Arlington 

Forest as a traditional red brick schoolhouse, Bar-

rett Elementary School opened its doors in 1939 

to serve children in central Arlington. The Barrett 

school administration has done an excellent job of 

serving a changing elementary school population, 

and AFCA has worked to help keep the school 

open during periods of low student enrollment. In 

addition to educating many of our children, Bar-

rett has served our community as a venue for 

AFCA meetings and for Arlington Forestôs sea-

sonal Saturday farmers market. Many neighbors 

have also used the Barrett playground. We are 

grateful for Barrettôs longstanding service to our 

community, and we want our children to continue 

to have the opportunity to attend our local neigh-

borhood schools, including Barrett. 

Recommendation 

¶ Arlington Forest supports the current S3 A 

zoning designation for Barrett Elementary 

School, and we urge the county to keep it in 

place. 

Lubber Run Community Center 

The Lubber Run Community Center occupies 

about 5 acres adjacent to Lubber Run Park and 

bordered by North George Mason Drive, North 

Park Drive, and 3rd Street North. In 1951, Arling-

ton County acquired the site and the large country 

home that stood there, converting the building into 

Arlingtonôs first public recreation center. The cen-

ter burned down in 1954 and was replaced in 1956 

by a new community center building. The site fea-

tured a popular playground, a picnic area, and bas-

ketball and volleyball courts as well as a multi-

story building with rooms for county programs. 

AFCA used the building to host our neighbor-

hoodôs popular winter holiday celebration.  

Barrett Elementary School. The original brick schoolhouse 
is in back, with a later addition at center-right.  

Photo: Dan Brown. 
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By the 2000s, the community center no longer 

fully met county and community needs, partly be-

cause it did not comply with access requirements 

under the Americans With Disabilities Act. Plan-

ning for a new facility included multiple commu-

nity meetings from 2015 to 2017. The community 

helped to decide on the design for a replacement 

facility and insisted on preserving large parts of 

the site, including all of the trees on the wooded 

slope overlooking Lubber Run. The slope was 

fenced off from construction, as were the grass 

berm with trees bordering 3rd Street North and the 

corner of North Park Drive and North George Ma-

son Drive, with its large old ornamental cherry 

trees. 

Construction of the new community center, begun 

in 2018, was completed in summer 2020. The new 

building has a floor space of 50,000 square feet, 

with a gym, a fitness center, community meeting 

rooms, rooms for preschool and recreation pro-

grams, a reception area, and offices for county 

staff. Outdoor recreation spaces include open ar-

eas of lawn with scattered trees; a playground, 

walkways, and a stairway down to Lubber Run 

Park; and courts for volleyball, basketball, and 

pickleball. An underground parking lot has an en-

tryway from North Park Drive. The site features 

green roofing and a bioretention pond for storm-

water runoff. Although construction was com-

pleted ahead of schedule, reopening the building 

was delayed until 2021 due to the effects of the 

coronavirus pandemic on county budgets. The 

outdoor facilities reopened on time in fall 2020. 

As county land for recreational, educational, and 

social services, the site is appropriately zoned as 

S 3A, Special District. In our neighborhood sur-

vey, two-thirds of the respondents (67 percent) in-

dicated that they used the previous facilities at 

least occasionally. The playground and other fa-

cilities, both indoor and outdoor, appear to be pop-

ular with Arlington citizens far and wide. Arling-

ton Forest commends the county and the contrac-

tor for the timely redevelopment of a signature 

neighborhood facility to better meet community 

needs and for keeping the project and the siteôs 

completion on or ahead of schedule. We thank the 

architect, planners, workers, and everyone else in-

volved.  

Recommendation 

¶ Arlington Forest supports the current S 3A 

zoning designation for the Lubber Run Com-

munity Center, Lubber Run Amphitheater, 

Lubber Run Park, Arlington Forest Park, and 

all other public lands and facilities in our 

neighborhood. We urge the county to keep the 

current zoning in place. 

Arlington Forest Shopping Center 

The  Arlington Forest Shopping Center, like other 

strip malls built in the 1940s, was designed to 

serve the immediate community and blend in with 

the architectural and residential nature of the 

neighborhood. As one of the first strip malls in the 

National Capital Area and a distinctive architec-

tural feature of Arlington Forest, the shopping 

center contributed to the neighborhoodôs designa-

tion in 2005 as the Arlington Forest Historical 

District. Although some respondents to our neigh-

borhood survey expressed concern that services at 

the shopping center do not fully meet the needs of 

the neighborhood, other shopping opportunities 

abound nearby. Moreover, strip malls are report-

edly regaining in popularity for their local con-

venience. Most neighborhood survey respondents 

said that the shopping center should stay as it is; 

The new Lubber Run Community Center from across North 
George Mason Drive. Photo: David Howell. 
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small majorities rejected the idea of building it out 

or up, whether with stores, offices, or apartments. 

Arlington Forest commends the present owners 

for their maintenance of the shopping center and 

for keeping it well occupied by a variety of ten-

ants. The special success of some tenants (such as 

restaurants) indicates that the shopping center can 

serve the broader needs of Arlingtonians without 

exceeding the original developerôs conception of 

a tasteful one-story structure that harmonizes with 

the style of neighborhood homes. Inappropriate or 

oversize structures on this site would threaten the 

residential nature of Arlington Forest.  

Recommendation 

¶ Arlington Forest supports the current C 1 

zoning designation for the Arlington Forest 

Shopping Center, and we urge the county to 

keep it in place. 

Areas Adjacent to Arlington Forest 

The areas adjoining Arlington Forest reflect a mix 

of land uses and zoning, ranging from low-density 

residential to high-density commercial. The resi-

dents of Arlington Forest support the countyôs 

high-density mixed-use planning for the Ballston 

Metro hub within its current boundaries northeast 

of North George Mason Drive.  

Our neighborhood shares a common single-family 

residential nature with Barcroft to the east and 

south and with Glencarlyn as well as parts of 

Bluemont to the south and west. We share com-

mon schools, parklands, and recreational facilities 

(including the Arlington Forest Club on North 

Carlin Springs Road), and AFCA is eager to work 

with other neighborhood associations and with the 

county to protect our common resources based on 

the benefits we all enjoy and the values we all 

share. In particular, we urge Arlington to maintain 

the same R 6 zoning for adjacent neighborhoods 

that we enjoy ourselves, based on the countyôs 

commitment in its 2020 General Land Use Plan to 

ñpreserve and enhance existing single-family and 

apartment neighborhoods.ò 

The neighborhood adjoins two churches: the Ar-

lington Forest United Methodist Church and the 

Arlington Assembly of God. In addition to serving 

the broader needs of Arlingtonians for spiritual 

community, the churches are important social and 

recreational assets, with community programs for 

children, youth, and others. We support maintain-

ing the current R 6 zoning for the church proper-

ties.  

Adjoining our neighborhood on North Henderson 

Road and 2nd Street North is Culpepper Garden, 

a high-rise apartment building for residents 62 and 

older on a nicely landscaped 5-acre property with 

The Arlington Forest Shopping Center, with its trademark cupola. Photo: Dan Brown. 
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shrubs, trees, trails, and benches for relaxing out-

doors. Designed for affordability, the facility of-

fers apartments for both independent and assisted 

living. The residents of Arlington Forest are 

happy to have Culpepper Garden as a neighbor, 

and we support its current zoning classification of 

S D, Special Development District. 

The northeast corner of Arlington Forest adjoins 

recently built multifamily units for both buyers 

and renters in the Buckingham neighborhood, in-

cluding subsidized housing for lower income res-

idents. Much of the neighborhood between North 

Henderson Road and North Pershing Drive is 

zoned as RA8 18, Multifamily Dwelling District, 

allowing for duplex and townhouse construction 

as well as for one-family detached units and sem-

idetached dwellings. The RA8 18 designation, 

along with various other commercial and residen-

tial zonings to the north of Arlington Forest, fits 

the countyôs General Land Use Plan for the 

Ballston Metro corridor as an area for high-den-

sity mixed-use development.  

Many of the multifamily units adjoining North 

Glebe Road and North Henderson Road are two-

story buildings separated by open spaces with ma-

ture trees and attractively landscaped walkways, 

typical of the historic Garden Apartment style. 

With a historical sign explaining the architectural 

origins of the style, much of the area is zoned as a 

Historic District. The special zoning will help to 

preserve this part of central Arlington and protect 

it from redevelopment. Low- to medium-income 

residents will continue to be able to afford the 

housing, helping to fill the ñmissing middleò in 

the Ballston area. Arlington Forest supports the 

special Historic District zoning for the garden 

apartments near our neighborhood. 

HOUSING 

Arlington Forest was built when Arlington 

County was rapidly changing from farmland into 

bedroom communities for Washington, DC. Con-

structed in multiple phases from 1939 to 1946, the 

original woodframe houses were on lots of about 

6,000 square feet, the minimum required for our 

neighborhoodôs R 6 residential zoning. The first 

model homes went up in Southside near the inter-

section of Arlington Boulevard and South Park 

Drive; several homes there still show the original 

architecture, with few modifications. All houses 

in Arlington Forest, including later one-story and 

split-level homes, remain single-family detached 

units. The developer landscaped each property 

and put in sidewalks as well as water, sewers, and 

electricity. One innovation was electrical lines in 

backyards, freeing sidewalks and frontyards from 

unsightly poles and lines.  

Type and Ownership 

All three sections of Arlington Forest (Greenbrier, 

Northside, and Southside) are largely uniform in 

terms of history, housing type, and homeowner-

ship, with a high occupancy rate and infrequent 

turnovers. Among respondents to our neighbor-

hood survey, the average duration of residency 

was more than 20 years.  

All  852 homes remain single-family detached 

units, and their original architecture is usually still 

visible, despite additions to most homes. Accord-

ing to our neighborhood survey, 84 percent of the 

houses had an addition or one planned, and 3 per-

cent had an accessory unit (a separate living unit 

with a kitchen and bath, either within the home or 

in a separate building on the property).  

Our neighborhood survey also indicated that the 

vast majority of residents in Arlington Forest own 

A typical Arlington Forest home with no visible addition, 
backing onto Glencarlyn Park.  Photo: Dan Brown. 
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the homes they live in. Of the 852 houses in Ar-

lington Forest in the 2010 national census (see ap-

pendix D), 701 (82 percent) were occupied by 

their owners. Renters resided in 133 homes (16 

percent), and 18 (2 percent) were vacant.  

Condition 

The overall condition of the housing in Arlington 

Forest is good. Homes range from few improve-

ments to complete makeovers with multiple addi-

tions, but many additions are single and small. 

Properties are generally well cared for; most have 

conventional suburban landscaping, with lawn 

grass, shrubs, and at least one tree.  

Many homes and gardens in Arlington Forest 

stand out for their interest and beauty. For exam-

ple, a homeowner in Greenbrier converted her 

yard into a beautiful garden for native plants. The 

neighborhood has a popular annual home and gar-

den tour featuring recent renovations and innova-

tions to both houses and landscaping.  

Trends 

Good schools and proximity to jobs have created 

high demand for housing and soaring home prices 

in Arlington County, where the median home 

value in 2020 ($669,400) was more than three 

times the national average ($204,900). With its 

convenient location on or near major transporta-

tion corridors (Arlington Boulevard and the Metro 

line in Ballston), Arlington Forest has long been a 

hot real estate market. Even unimproved original 

homes can fetch prices three to four times higher 

than 30 years ago. Despite a market downturn dur-

ing the Great Recession of 2007 09, the long-term 

trend for home prices in Arlington Forest shows a 

steady rise. 

With its high prices, Arlington Forest attracts 

home buyers who can afford to renovate. Because 

the original houses had only about 1,000 square 

feet of floor space (not including the unfinished 

basement), many owners have expanded their 

homes. The trend in other Arlington neighbor-

hoods is to tear down old homes and build new 

ones, but only one original home in Arlington For-

est (in Greenbrier) has been entirely demolished 

and replaced. Most houses in Arlington Forest in-

stead have additions; 73 percent of the respond-

ents to our neighborhood survey had additions on 

their homes, and 11 percent were planning one. 

Some additions have completely changed a prop-

erty, multiplying the floor space and leaving the 

original home a small part of the new, much larger 

structure. 

Accordingly, Arlington Forest is part of a county-

wide trend to enlarge the footprint of existing 

homes. Extending the footprint of a home expands 

the area of impervious surfaces in the county, con-

tributing to flooding with every major storm. 

Home damage can result, along with erosion and 

stream degradation in our neighborhood parks. 

Large additions can also affect neighboring prop-

erties by blocking views, keeping out sunlight, 

and damaging trees during construction. Tree 

roots can extend three to four times beyond the 

area of the dripline, well into neighboring yards 

for large trees, where they are susceptible to dam-

age by construction equipment. When planning an 

addition, homeowners should take such consider-

ations into account, including potential impacts on 

their own trees.     

Another trend affecting our community is chang-

ing demographics. Arlington County has a history 

of racial segregation in neighborhoods like ours. 

The original covenant for homeowners in Arling-

ton Forest limited residency to people of ñthe 

An Arlington Forest home with a small addition and typical 
landscaping.  Photo: Dan Brown. 
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Caucasian Raceò except for ñdomestic servants of 

a different race.ò That began to change in 1948, 

when the Supreme Court found such covenants to 

be unenforceable. In the 1960s, Congress passed 

new civil rights legislation outlawing race-based 

covenants.  

By then, the damage was done. Race-based cove-

nants, ñredlining" practices denying loans to low-

income home buyers, and zoning restrictions on 

rowhouses and other kinds of affordable housing 

left a lasting legacy in Arlington. Such practices 

combined to keep low-income residents, espe-

cially among Blacks and other minorities, from 

using homeownership to build wealth. As a result, 

many canôt afford homes in much of Arlington to-

day, and the racial makeup of our neighborhood 

remains disproportionately White.  

Today, however, our county and our neighbor-

hood warmly welcome residents from all back-

grounds. The proportion of non-White residents in 

Arlington rose from 5 percent in 1950 to 35 per-

cent in 2020 (including 15 percent Hispanic), with 

most of Arlington showing non-White residency 

rates of 10 percent or more. In the 2010 census 

(see appendix D), non-White residency in Arling-

ton Forest was 18 percent (including 7 percent 

Hispanic, 5 percent Asian, and 2 percent Black). 

AFCA firmly repudiates racial inequities and so-

cial injustices of all kinds, including the original 

homeowner covenant. 

As home prices have climbed in Arlington Forest, 

our neighborhood has become increasingly unaf-

fordable for middle-income (including many non-

White) home buyers, a concern for many resi-

dents. Pricey new high rises in Ballston and new 

multifamily developments in the area reflect sim-

ilar trends. Within the past 15 years, for example, 

townhouses for high-income buyers in neighbor-

ing Buckingham have replaced traditional garden 

apartments for low- to medium-income renters. 

Although some units were set aside for subsidized 

housing, many residents of Arlington Forest are 

worried that the Ballston area is becoming more 

exclusive and less diverse. 

Arlington Countyôs Missing Middle Housing 

Study suggests a solution: rezoning neighbor-

hoods like Arlington Forest to allow homeowners 

to convert homes into duplexes and townhouses. 

So far, the three-phase study has not shown that 

new multifamily units in neighborhoods like Ar-

lington Forest would be affordable to those of lim-

ited financial means. Builders might gain the most 

from buying up relatively affordable small old 

homes and replacing them with pricey upscale 

new units, whether townhouses, duplexes, or large 

single-family homes. Would such units attract mi-

nority or other buyers of limited financial means?  

The issue looms large for many residents. Many 

respondents to our neighborhood survey listed 

upzoning and overdevelopmentðespecially the 

conversion of single-family houses into multifam-

ily unitsðas a major threat to the neighborhood. 

Many residents of Arlington Forest fear a perma-

nent change to the livability  of our neighborhood 

if homeowners were free to sell their homes to 

townhouse developers or to rebuild their homes 

into duplexes or multiplexes. The overwhelming 

majority of survey respondents (87 percent) fa-

vored keeping Arlington Forest primarily as a 

neighborhood of single-family detached homes. 

Although the advantages of densification for Ar-

lington Forest are not obvious, the disadvantages 

would be severe. In addition to sacrificing the 

neighborhoodôs historical value as single-family 

detached units, the tradeoffs would include: 

An Arlington Forest home with a complete makeover,  
including multiple additions. The original home is still  

visible at left. Photo: Dan Brown. 
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¶ stepped-up conversion of open space to imper-

vious surfaces, exacerbating the adverse ef-

fects of stormwater runoff on local homes, re-

gional watersheds, and Chesapeake Bay; 

¶ the loss of neighborhood trees and other veg-

etation, along with their biophilic, social, eco-

nomic, and environmental benefits; 

¶ higher demand for public services, including 

more crowded parks and recreational facilities 

and increased pressure on already over-

crowded local schools; 

¶ more potential use of housing in Arlington 

Forest for commercial purposes such as rent-

als and AirBNB, further altering the residen-

tial nature of the community; and 

¶ more neighborhood traffic and demand for 

parking, including the possibility that the res-

idents of Arlington Forest would have to start 

paying for street parking.   

In its phase 1 report, the Missing Middle Housing 

Study raises such issues for further study in phase 

2. The residents of Arlington Forest do not take 

such tradeoffs lightly, and we acknowledge the 

need to take them into account in working with the 

county on any future development in our area. 

That includes any prospect of rezoning our neigh-

borhood, which we strongly oppose. 

Recommendations 

¶ The county should respect and protect the list-

ing of Arlington Forest on the National Regis-

ter of Historic Places, including its value and 

livability  as a community of single-family de-

tached homes (with accessory units, if the 

homeowners desire). 

¶ When planning a home expansion, residents 

should: 

 work with neighbors to take a full range of 

values and impacts into account, including 

the health of large trees; 

 avoid seeking waivers for the offsets re-

quired by the county in order to conserve 

open space; and 

 offset any expansion of impervious sur-

faces with measures to mitigate storm-

water runoff, such as installing swales and 

rain gardens and planting more trees. 

STREET CONDITIONS 

Curbs, Gutters, Sidewalks, and Storm 
Drainage 

Arlington Forest benefits from its original streets, 

gutters, and sidewalks, which were planned into 

the neighborhood from the start. The neighbor-

hood commends the county departments responsi-

ble for maintaining streets. When underground 

work requires removing pavement, such as when 

water supply pipes are replaced, new pavement 

follows quickly.  

As expected in a neighborhood ñforest,ò side-

walks near large trees heave from root pressure. 

The county has ground off the resulting sidewalk 

unevenness or replaced concrete with more plia-

ble asphalt, thereby protecting tree roots from 

damage. Most neighbors prefer this approach to 

cutting roots and repouring concrete, which could 

result in loss of tree canopy. The neighborhood 

periodically surveys sidewalks for unevenness 

greater than 2 inches in height and reports the re-

sults to county authorities. 

An Arlington Forest makeover home with multiple additions. 
A sizable oak on the corner apparently died during  

construction, possibly in connection with oak decline.  
Photo: Hutch Brown. 
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Some utility providers have reneged on their re-

sponsibility to replace or repair sidewalks re-

moved in order to access underground pipes or 

wires. Broadband and cable companies regularly 

leave unsightly bundles of cable on the ground or 

hanging on posts at eye level. Neighbors who have 

attempted to resolve these problems with the com-

panies responsible have, in some cases, found that 

customer service departmentsô promises to correct 

the situation ring hollow.  

To the countyôs credit, the Edison Park renovation 

in Greenbrier included stormwater management 

measures to reduce erosion in the park and on the 

unpaved trail leading to Lubber Run. The project 

included an enlarged resource protection area with 

new plantings, which will slow erosion along the 

Lubber Run tributary below Edison Park.  

On our neighborhood streets, the curbs and rain 

gutters have functioned well. However, the rising 

number of storms with abnormally high rainfall 

over short time periods has surpassed the capacity 

of existing storm drains.  

In particular, two street drainage problems occur 

after heavy rains: 

1. Where South Columbus Street meets South 

Park Drive, stormwater pools on the uphill 

side of the intersection, which lacks a storm 

drain. The pooling water is inconvenient in the 

warmer months and becomes a safety hazard 

when it freezes, especially for motorists and 

pedestrians unaware that it is there. When 

snowmelt refreezes, the black ice can greatly 

expand, increasing the danger to pedestrians 

and drivers. 

2. At the intersection of North Columbus Street 

with Arlington Boulevard, water drains from 

the shopping center and uphill homes across 

the end of North Columbus Street downhill to-

ward Lubber Run. Black ice sometimes coats 

the pavement at the stop sign. An unwary 

driver slowing for the stop sign could slide out 

into oncoming traffic on Arlington Boulevard. 

Recommendations:  

¶ Arlington Forest urges the county to continue 

its excellent service on residential roads and 

its removal of sidewalk tripping hazards while 

avoiding damage to tree roots.  

¶ The county should help neighbors get utility 

or cable companies to repair sidewalks after 

tearing them up and to remove unneeded bun-

dles of cabling from utility strips. 

¶ The county should take measures to eliminate 

the pooling of water and black ice formation 

on South Columbus Street where it meets 

South Park Drive and on North Columbus 

Street where it meets Arlington Boulevard. 

Street Lighting 

Dominion Energy owns and maintains Arlington 

Forestôs colonial-style streetlights. The concrete 

posts and colonial lamp design and the under-

ground wiring have weathered well over the dec-

ades. Most residents are satisfied with both the de-

sign and the amount of light cast on streets and 

sidewalks, which provides good visibility for mo-

torists, cyclists, and pedestrians.  

As Dominion Energy updates its aging lamps, res-

idents want to be involved in making choices. Im-

provements might be made in terms of energy ef-

ficiency; light temperature/color; phased dimming 

as activity levels wane during the night; and light 

shields to direct the light where it is needed and 

Poor drainage at the intersection of South Park Drive with 
South Columbus Street. Photo: Dan Brown. 
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keep other areas dark, thereby reducing ñlight pol-

lution.ò  

Smart technologies are now available, such as 

streetlights capable of remote adjustments and 

self-reporting malfunctions. In its 2020 Streetlight 

Management Plan, Arlington County proposed a 

centralized web interface for all streetlight mal-

functions. The community supports the countyôs 

proposal, which would apply to both Dominion 

Energy and county lights.  

Recommendations 

¶ The county should encourage Dominion En-

ergy to work with AFCA to inform and engage 

residents in choosing replacements for aging 

streetlights. 

¶ The county should seek Dominion Energyôs 

full participation in a centralized streetlight 

malfunction reporting system to optimize re-

pair efficiency and minimize outage time.  

TRANSPORTATION/TRAFFIC 

MANAGEMENT 

Many Arlington Forest residents are concerned 

about safety, especially in connection with street 

crossings for pedestrians and cyclists.  

Streets 

Respondents to our neighborhood survey listed 

the neighborhoodôs wide and winding streets and 

sidewalks among the features of our community 

that they like most. Sidewalks encourage walking, 

bringing neighbors together and contributing to 

the sense of community that survey respondents 

also greatly valued. In addition, respondents val-

ued proximity to Washington, DC, and to work-

places, shopping, transit, schools, markets, parks, 

and trails, most of which are accessible by walk-

ing or cycling or by a relatively short drive.  

Biking/Walking Conditions 

Walking and biking have environmental and 

health benefits, and both are popular in Arlington 

Forest. In our neighborhood survey, 56 percent of 

the respondents reported biking at least occasion-

ally and 96 percent reported walking.  

Cyclists and walkers value both the neighborhood 

streets and the mixed-use trails in our neighbor-

hood parks, which offer access to much of central, 

western, and southern Arlington. Riders appreci-

ate the bicycle racks at county facilities, many at-

tractively integrated into their surroundings. Safe 

places to secure bicycles at destinations also make 

biking more viable as a means of transportation. 

Arlington Forest residents have expressed interest 

in having a bike-sharing company operate in our 

neighborhood. Park entrances or the Arlington 

Forest Shopping Center might be good locations.  

The neighborhood appreciates traffic-calming 

measures that make walking and cycling safer. 

Some cyclists note that curb nubs slow traffic but 

also present cyclists with the choice of merging 

into the motoristôs lane or dismounting and lifting 

their bicycle onto a sidewalk. Cyclists appreciate 

the countyôs efforts to segregate bike lanes from 

motorists, especially as traffic increases in high-

density corridors. 

Some neighbors take advantage of rented motor-

ized scooters to get around the area, but scooters 

left haphazardly standing or lying across side-

walks present safety hazards.  

Recommendations 

¶ The county should continue its popular bicy-

cle safety improvements, including establish-

ing segregated bicycle lanes where dedicated 

bike trails are unavailable. 

¶ The county should urge motorized scooter 

rental companies to solve the problem of 

scooters cluttering sidewalks. 

Traffic Safety Concerns 

Both cyclists and pedestrians are concerned about 

traffic safety, especially as traffic gets heavier due 

to population growth in the Ballston  area. Arling-

ton Forest commends the county for joining the 

national Vision Zero Network, with the goal of 
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reducing traffic fatalities to zero. Nevertheless, 

excessive motorist speeds and failure to stop at 

marked crosswalks continue to endanger both cy-

clists and pedestrians. Arlington Forest urges the 

county to focus on reducing traffic dangers at a 

number of problem spots. 

North Carlin Springs Road 

North Carlin Springs Road, which separates Ar-

lington Forest from neighboring Bluemont, serves 

the rapidly growing Ballston area. Development 

in the Metro corridor has increased traffic, making 

the frequently used pedestrian crossings over 

North Carlin Springs Road more dangerous. Mul-

tiple pedestrians and a cyclist have been injured 

by cars in recent years, and many report having 

experienced near misses. Residents from 

Bluemont share concerns about traffic safety on 

North Carlin Springs Road.  

Some crossings are especially dangerous. Young 

people on their way to Kenmore Middle School 

use the intersection at North Harrison Street, 

which also serves pedestrians and cyclists headed 

to the Arlington Forest Club, the Bluemont Junc-

tion Trail, and other destinations, including 

Ballston Metro and the Route 25B southbound 

bus stop. Hills and curves on North Carlin Springs 

Road limit line-of-sight visibility; drivers coming 

from the north curve to their right before seeing 

the intersection, whereas drivers coming from the 

south see the intersection only after cresting a 

steep hill. The posted speed limit is 30 miles per 

hour, but a radar speed display on the east side of 

the road at the intersection with 2nd Street North 

regularly displays speeds of 35 45 miles per hour, 

and cars pick up still more speed as they crest the 

hill past the radar sign. 

The county improved safety by creating a pedes-

trian refuge within the median strip at the intersec-

tion with North Harrison Street, painting zebra 

crossing stripes and installing a pedestrian-acti-

vated amber flashing beacon to warn motorists to 

stop. Pedestrian crossing signs posted north and 

south of the intersection also tell motorists to slow 

down. However, drivers often ignore posted speed 

limits and sail past the flashing lights, unnerving 

would-be crossers; near collisions have led many 

residents to give up walking and instead drive the 

few blocks to the Arlington Forest Club.  

Survey respondents familiar with the North Harri-

son Street intersection agreed that additional 

measures are needed to curb speeding. Most who 

voiced an opinion (52 percent) were in favor of a 

high-intensity activated crosswalk red light at the 

intersection, believing that motorists will stop for 

a red light even if they donôt stop for the amber 

lights. Some of those opposed feared that a traffic 

light could push additional cut-through traffic 

onto residential streets.  

Another dangerous intersection is at North Edison 

Street, where residents have noticed similar un-

safe motorist speeds and a failure to yield to pe-

destrians and cyclists. The neighborhood appreci-

ates the newly installed high-visibility zebra-

stripe pedestrian crossing, the refuge in the me-

dian, curb extensions, relocation of bus stops, and 

amber flashing beacons to alert motorists to stop. 

We also appreciate the signs warning motorists of 

a $200 fine for speeding.   

In 2021, residents reported mixed success in 

safely crossing Carlin Springs with the current 

measures in place, even though traffic was lighter 

than usual during the coronavirus pandemic. 

Given the variable effectiveness of the amber 

flashing beacon at slowing traffic at the North 

Harrison Street and North Edison Street intersec-

tions, a large majority of survey respondents who 

The crosswalk and other pedestrian safety measures at 
the intersection of North Carlin Springs Road with North 

Harrison Street. Photo: Dan Brown. 
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voiced an opinion (70 percent) favored a pedes-

trian-activated high-intensity activated crosswalk 

red light.  

Residents from Bluemont, the neighboring com-

munity across North Carlin Springs Road, have 

joined us to discuss shared concerns about traffic 

safety on North Carlin Springs Road between 

North Kensington Street and the renovated bridge 

over North George Mason Drive. This stretch of 

the road has four lanes, two in each direction, sep-

arated by a median and utility strip. One proposal 

is to reduce travel lanes to just one in each direc-

tion, with a left-turn lane in place of the current 

median strip. We also discussed the possibility of 

bollard-protected pedestrian refuges, segregated 

bike lanes, and additional parking. Collectively, 

these measures would slow traffic and make it 

easier for bicyclists to use North Carlin Springs 

Road instead of the Bluemont Trail or North Gra-

nada Street to reach the W&OD Trail, but the pro-

posal will require careful consideration to avoid 

unintended congestion and cut-through traffic.  

Recommendations 

¶ The county should: 

 install pedestrian-activated high-intensity 

activated crosswalk red lights on North 

Carlin Springs Road at North Edison and 

North Harrison Streets;  

 enforce speed limits more frequently, tick-

eting those who fail to stop or who exceed 

the speed limit; 

 post traffic infraction fine warnings on 

both sides of intersections;  

 publicize the traffic data that the county 

uses in making decisions about intersec-

tions on North Carlin Springs Road; and 

 continue to engage Arlington Forest resi-

dents in improving the safety of crossings 

on North Carlin Springs Road and averting 

cut-through traffic on North Edison, North 

Granada, and North Greenbrier Streets. 

North George Mason Drive 

North George Mason Drive is a major Arlington 

thoroughfare, and residents have noticed speeding 

on the road, particularly on the hill between North 

Carlin Springs Road and North Henderson Road. 

Large numbers of children going to Barrett Ele-

mentary School regularly cross the intersection at 

North Henderson Road, another busy neighbor-

hood thoroughfare. Crosswalk guards are essen-

tial at school opening and closing hours, but chil-

dren cross at other hours too. Pedestrian-activated 

walk signals work well as long as drivers donôt 

speed or run red lights.  

North Park Drive borders both Barrett Elementary 

School and the renovated Lubber Run Community 

Center. Speeding on North George Mason Drive, 

along with poor visibility for drivers approaching 

North Park Drive, have made for a risky intersec-

tion, which has seen multiple accidents. When the 

community centerôs new outdoor facilities opened 

in 2020, they drew more traffic from across the 

area, which only increased when the new commu-

nity center building opened its doors in summer 

2021. As traffic at the intersection with North Park 

Drive grows, so will hazards for motorists, cy-

clists, and pedestrians.  

The county improved the pedestrian crossing and 

installed a pedestrian-activated amber flashing 

beacon, a welcome safety measure. However, ex-

perience on North Carlin Springs Road suggests 

Intersection of North Park Drive with North George  
Mason Drive, dangerous to cross despite crosswalks.  

Photo: Dan Brown. 
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that the beacon might be effective only some of 

the time. Residents familiar with the intersection 

favor a traffic light there instead. In our neighbor-

hood survey, 80 percent of the respondents with 

an opinion called for installing a traffic light at 

North Park Drive. In addition to preventing acci-

dents, a traffic light would slow traffic before it 

reaches the elementary school crossing at North 

Henderson Drive, making it safer for school chil-

dren. 

 Recommendations 

¶ The county should better enforce the posted 

speed limit on North George Mason Drive as 

well as the requirement for drivers to stop at 

amber blinking lights. 

¶ The county should install a traffic signal at the 

intersection of North George Mason Drive and 

North Park Drive. 

¶ On North George Mason Drive, between the 

North Carlin Springs Road overpass and 

North Henderson Road, the county should add 

signage or pavement markings warning mo-

torists of a traffic light ahead. 

Arlington Boulevard 

Arlington Boulevard, a major thoroughfare, 

traverses Arlington Forest, dividing Southside 

from Northside and Greenbrier. Unlike Interstate 

66, Arlington Boulevard has no high-occupancy-

vehicle requirements at rush hours, so commuters 

avoid the rush-hour toll by taking Arlington 

Boulevard. The heavy traffic poses risks to pedes-

trians, cyclists, and drivers alike.  

During rush hour, eastbound motorists on Arling-

ton Boulevard detour around stopped traffic at the 

signal for Park Drive by turning right at South Ed-

ison Street and then immediately left, continuing 

eastward on the service road parallel to Arlington 

Boulevard.  

Others turn right onto South Park Drive, then im-

mediately turn left onto the Arlington Boulevard 

service road, taking it all the way to South George 

Mason Drive. They often speed and ignore stop 

signs on this stretch, endangering pedestrians 

(including school children), cyclists, and local 

motorists. Heavier traffic in recent years (before 

the coronavirus pandemic) has heightened the 

danger.  

Arlington County has recently improved the inter-

section of Arlington Boulevard with North and 

South Park Drives by relocating bus stops, widen-

ing sidewalks and curb ramps, and narrowing the 

entryway to the roundabout in Northside. Alt-

hough the changes have generally worked well, 

pedestrians and cyclists have continued to report 

dangers crossing Arlington Boulevard.  

Some have observed motorists running red lights 

and failing to yield to pedestrians because motor-

ists didnôt see them in time. People crossing Ar-

lington Boulevard at the intersection with North 

Henderson Road have also reported that motorists 

making left turns donôt slow for pedestrians.  

Recommendations 

¶ Along the Arlington Boulevard service road 

between South Edison Street and South Per-

shing Drive, the county should: 

 install ñNo Through Trafficò signs at en-

trance points,  

 better enforce stop sign compliance and 

post fines for violators, and 

 post additional speed limit signs and in-

stall a speed monitor. 

¶ At the intersection of North Henderson Road 

with Arlington Boulevard, the county should 

work with the state to: 

 delay the ñWalkò signal for a few seconds 

longer to reduce the chances of pedestrians 

being hit, and  

 install a zebra-stripe pedestrian crosswalk 

across Arlington Boulevard.   

 Residential Streets 

Many respondents to our neighborhood survey re-

ported through traffic and speeding problems in 

Arlington Forest. Almost a third (32 percent) cited 

through traffic as a problem on their own streets, 
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and almost half (48 percent) cited it as a problem 

on other neighborhood streets. Fifty percent re-

ported speeding as a problem on their own streets, 

and 63 percent saw it as a problem elsewhere in 

the neighborhood. The county has opportunities to 

calm traffic and discourage through traffic by 

ticketing speeders and installing traffic circles, 

speed bumps or rumble strips, and more visible 

pavement markings indicating speed limits and 

upcoming stop signs. 

Greenbrier 

During rush hour, westbound drivers headed to-

ward North Carlin Springs Road via Arlington 

Boulevard sometimes avoid the traffic signals at 

the intersection of Arlington Boulevard with Car-

lin Springs Road. Instead, they turn right onto 

North Edison Street to reach North Carlin Springs 

Road. Residents report seeing through traffic 

speeding at rush hour and occasional hot-rodding 

at night.  

At times, northbound cars climbing North Edison 

Street from Arlington Boulevard crest the steep 

hill and pick up speed as they cross the intersec-

tion with 2nd Street North. They then zoom down-

hill past the newly rebuilt Edison Park play-

ground, which attracts parents and children from 

near and far, especially after school but at other 

times of day too. A playground sign (a seesaw 

icon) posted just north of Arlington Boulevard of-

ten fails to slow drivers as they approach the park. 

Second Street North, a major cross street in 

Greenbrier, gives drivers limited visibility at its 

intersections with steeply sloping North Green-

brier and North Granada Streets. Southbound 

drivers on North Granada Street have no stop sign 

and occasionally speed through the intersection. 

Drivers from both directions on 2nd Street North 

have no stop signs at North Greenbrier Street, so 

they sometimes speed through that intersection as 

well. 

Recommendations 

¶ The county should install a zebra-stripe pedes-

trian crosswalk across North Edison Street at 

an entrance to Edison Park, with rumble strips 

approaching the crosswalk from both sides. 

¶ On 2nd Street North between North Carlin 

Springs Road and North Edison Street, the 

county should post traffic-calming signage or 

pavement markings, such as ñSlow, Children 

at Play.ò 

¶ The county should install four-way stop signs 

at the intersections of 2nd Street North with 

North Greenbrier, North Granada, and North 

Edison Streets.  

¶ The county should post speed limit signs at 

both ends of North Greenbrier, North Gra-

nada, and North Edison Streets.  

¶ The county should install a traffic circle at the 

intersection of 2nd Street North and North Ed-

ison Street, which could double as a watershed 

retrofit (such as a dry pond). 

¶ The county should install a speed bump or 

rumble strip on the downhill segment of North 

Edison Street between North Carlin Springs 

Road and 4th Street North. 

Northside 

Residents have noticed speeding on lower North 

Park Drive as northbound drivers come from the 

Arlington Boulevard intersection into the round-

about and across 1st Road North. Dangerous 

The recently reconstructed Edison Park playground on 
North Edison Street, where speeding traffic can put  

playground users at risk. Photo: Dan Brown. 
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speeds persist despite visible crosswalks, yield 

signs, and warning signs to slow down.  

Moreover, drivers use North Columbus Street as 

well as North Park Drive to cross between two 

major thoroughfares, Arlington Boulevard and 

North George Mason Drive. Residents regularly 

observe through traffic and speeding on both 

streets.  

To bypass stoplights on Arlington Boulevard, 

drivers on North Pershing Street sometimes take 

2nd Street North and North Park Drive through 

Arlington Forest. Problems include speeding, ig-

noring stop signs, and rounding the traffic circle 

at North Park Drive and 2nd Street North counter-

clockwise to shorten the turn. Northbound drivers 

who stop at the stop sign on North Henderson 

Drive at its intersection with 2nd Street North 

have trouble seeing cross-traffic on 2nd Street 

North, which has no stop signs.  

Recommendations 

¶ On North Columbus Street and North Park 

Drive, the county should: 

 install more traffic circles, which could 

double as watershed retrofits; and 

 mark pavement to prompt drivers to slow 

down approaching the entrances to Lubber 

Run Park and Barrett Elementary School. 

¶ On North Columbus Street before intersec-

tions, the county should install speed bumps 

or rumble strips. 

¶ On 2nd Street North, the county should: 

 install four-way stop signs at the intersec-

tion with North Henderson Road, and 

 mark pedestrian crosswalks across 2nd 

Street North on both sides of the intersec-

tion with North Henderson Road. 

Parking 

Instead of a garage, most Arlington Forest homes 

have driveways with enough space for at least one 

car. However, most residents with multiple vehi-

cles also rely on street parking. The width of most 

streets allows for parking on both sides, and park-

ing spaces are seldom lacking on most streets. 

Only 5 percent of the respondents to our neighbor-

hood survey reported regular parking problems on 

their own streets, but 18 percent noticed parking 

problems elsewhere in the neighborhood.   

Commuters to Ballston and Metro often leave 

their vehicles on North Park Drive and adjacent 

streets in Arlington Forest, and commercial vehi-

cles sometimes park there too. Barrett Elementary 

School employees compete for the same spaces 

for daytime parking; before renovation of the 

Lubber Run Community Center, Barrett employ-

ees used its parking lot, but the new parking gar-

age will not accommodate school employees. 

Streets adjacent to the Lubber Run Community 

Center have posted daytime parking limits to dis-

courage commuter and other long-term parking.  

Since the opening of the new playground at the 

Lubber Run Community Center, users from 

across the area have preferred to park in front of 

homes on nearby streets rather than in the centerôs 

underground garage, creating hardships for local 

residents. Posted signage might encourage play-

ground users to park in the underground garage 

intended for them. 

Commuters to the National Foreign Affairs Train-

ing Center on the corner of North George Mason 

Drive and Arlington Boulevard sometimes park 

on Arlington Boulevard service roads and nearby 

streets, whether to save parking fees or because 

onsite parking is unavailable. Some use Arlington 

Forest for daytime parking.  

Overall, parking in Arlington Forest is currently 

sufficient for residents, but many fear rising com-

petition for street parking due to high-density 

mixed-use development in the Ballston Metro cor-

ridor. Of particular concern is the planned mixed-

use development across from the Ballston Parking 

Garage at North Glebe Road and North Randolph  

Street. If residents and patrons do not get reason-

ably priced onsite parking, they will almost cer-

tainly seek free parking in Arlington Forest four 

blocks away.   
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Recommendation: 

¶ The county should require developers within 

three blocks of Arlington Forest to provide 

sufficient onsite parking at reasonable rates 

for residents and patrons.   

Mass Transit 

Many residents of Arlington Forest rely on mass 

transit for commuting to work and other destina-

tions. Although the coronavirus pandemic inter-

rupted the widespread use of mass transit for 

much of 2020 21, prior patterns of use seem 

likely to return following the pandemic. In our 

neighborhood survey, 25 percent reported regular 

use of Metro, 11 percent of Metrobus, and 2 per-

cent of ART buses. For regular or occasional use, 

70 percent took Metro, 40 percent Metrobus, and 

14 percent ART buses. Accordingly, large major-

ities of Arlington Forest residents use some form 

of mass transit at least occasionally. Some noted 

that they would take ART buses more often if the 

buses ran more often. Arlington Forest commends 

the county for supporting mass transit.  

GREEN INFRASTRUCTURE  

Green infrastructure aligns with the concept of a 

biophilic city, an urban environment that invites 

you to get outdoors and connect to nature, whether 

in your own backyard or in your neighborhood 

parks. The residents of Arlington Forest commend 

Arlington County for joining Washington, DC, 

and dozens of other cities in the United States and 

around the world in the Biophilic Cities Network, 

with many cities more preparing to join. The net-

work will allow the county to collaborate with re-

searchers and managers in other urban environ-

ments. Together, the partners can evaluate biophi-

lic conditions in Arlington, exchanging infor-

mation and sharing knowledge and experience. 

By joining the project, the county will  benefit 

from best practices in biophilic urban design and 

planning across the country.  

Arlington County is poised to contribute through 

its careful urban planning. The countyôs Public 

Spaces Master Plan, approved in April 2019, calls 

for updating the Urban Forest Master Plan and the 

Natural Resources Management Plan and inte-

grating them into a single comprehensive plan. 

The combined plan will offer guidance in manag-

ing the wooded landscapes of Arlington County to 

conserve and promote their biophilic features.  

A ruby-throated hummingbird at Sparrow Pond in  
Glencarlyn Park. Photo: David Howell. 

A red fox in one of the nature parks near Arlington Forest. 
Photo: Dan Brown. 
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Such landscapes in and around Arlington Forest 

comprise the three relatively well-wooded por-

tions of our neighborhood as well as the adjacent 

county parklands. The residents of Arlington For-

est want to work with the county to maintain and 

expand the tree canopy in our neighborhood and 

to protect and conserve our natural ecosystems on 

public lands through careful urban forest manage-

ment. 

County Parks and Facilities 

The parks in Arlington County enjoy a good rep-

utation. In Arlingtonôs 2018 countywide survey, 

85 percent of the respondents expressed overall 

satisfaction with the quality of the countyôs parks 

and recreation programs.  

The five local parks often visited by Arlington 

Forest residents are (see the map above): 
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¶ Arlington Forest Park (1 acre), which lies at 

the entrance to Northside across from the Ar-

lington Forest Shopping Center parking lot; 

¶ Bluemont Park (51 acres), which lies along 

Four Mile Run to the northwest of North Car-

lin Springs Road and includes sports facilities 

and a large playground;  

¶ Bluemont Junction Park (24 acres), which 

shares the greenway corridor with Bluemont 

Park, separated from it to the east by the 

W&OD Trail; 

¶ Glencarlyn Park (100 acres), which lies to the 

southeast of North Carlin Springs Road along 

Four Mile Run and contains natural areas and 

the Long Branch Nature Center; and 

¶ Lubber Run Park (31 acres), which bisects Ar-

lington Forest and features Lubber Run, a ma-

jor tributary of Four Mile Run and a cherished 

neighborhood stream used and enjoyed by 

many local residents.  

Within our neighborhood boundaries, Arlington 

Forest contains Arlington Forest Park, Lubber 

Run Park, and parts of Glencarlyn and Bluemont 

Parks. However, we consider all of our local park-

lands to be part of our larger neighborhood be-

cause we use them so heavily, sharing them with 

other neighborhoods for their outstanding ameni-

ties and recreational facilities. In our neighbor-

hood survey, almost all respondents (99 percent) 

reported frequent or occasional use of Lubber Run 

Park. Large majorities also used Bluemont Park 

(88 percent), Glencarlyn Park (81 percent), and 

the cross-cutting W&OD Trail (94 percent). 

Bluemont Park, Bluemont Junction Park, and 

Glencarlyn Park all occupy the greenway corri- 

dor along Four Mile Run. The centerpiece of the 

greenway is the W&OD Trail, a paved trail built 

on the foundations of the old W&OD Railroad. 

The railroadôs 100-foot right-of-way belongs to 

the Northern Virginia Regional Park Authority 

(NOVA Parks), which manages the 45-mile-long 

W&OD Railroad Regional Park. The regional 

park contains both the W&OD Trail and the 

adjacent high-tension powerlines operated by Do-

minion Energy, with county parkland on both 

sides. 

Other public spaces frequented by Arlington For-

esters include the grounds of the Lubber Run 

Community Center, Barrett School playground at 

North Park Drive and North George Mason Drive, 

Edison Park playground on North Edison Street, 

and the Lubber Run Amphitheater adjacent to 

Lubber Run Park. 

Community Priorities for Parks 

The parks and other public spaces in or near Ar-

lington Forest are an essential feature of the neigh-

borhood and the key to its quality of life. Many 

residents chose to purchase homes in the neigh-

borhood, in part, for its easy access to these ref-

uges from urban living. In our neighborhood sur-

vey, many residents listed our local parks and rec-

reational facilities as things they value most about 

living in Arlington Forest. Almost all residents 

use them at least occasionally. 

The residents of Arlington Forest agree that the 

natural resources in our neighborhood parks, in-

cluding both aquatic and terrestrial ecosystems, 

should be protected through high standards of 

maintenance grounded in a sophisticated under-

standing of the principles of urban park 

The W&OD Trail and high-tension powerlines in the parkland  
corridor along Four Mile Run comanaged by NOVA Parks and Do-

minion Energy. The trail and bridge were built on the  
foundations of the W&OD Railroad. Photo: Dan Brown. 
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management. We support the principles of biophi-

lic planning and design, such as conserving natu-

ral resources and expanding natural elements 

within Arlingtonôs built environments. In addi-

tion, we recognize that recreational facilities 

within the parks, including trails, playing fields, 

and structures, must be periodically maintained 

and upgraded. 

The use and enjoyment of green space, including 

undisturbed natural areas, and of excellent facili-

ties for outdoor recreation are high priorities for 

Arlington Forest. As a community, we are privi-

leged to have nearby county facilities that meet a 

wide variety of needs and are regularly used by 

people of all ages and abilities. In a way, the parks 

are the soul of Arlington Forest and should not be 

neglected or abused. In recognition of our own re-

sponsibility, neighbors organize periodic cleanup 

walks along our neighborhood streams and volun-

teer for regular county stream monitoring in both 

Lubber Run and Four Mile Run.  

The Nature Parks 

In 2008, Arlington County commissioned a Natu-

ral Heritage Resources Inventory. Based on the in-

ventory, the county adopted a Natural Resources 

Management Plan in 2010 (currently being up-

dated and combined with the Urban Forest Master 

Plan). The plan focuses on protecting intact re-

sources in Arlingtonôs remaining natural areas. Of 

Arlingtonôs total land area (15,576 acres), general 

open space comprises 18.9 percent (2,940 acres), 

with natural lands making up 4.7 percent (738 

acres) and county-owned natural lands 1.6 percent 

(248 acres). Accordingly, the protected natural ar-

eas in Arlington County are a rare and precious 

resource. 

Arlingtonôs natural areas include the nature parks 

in or near Arlington Forest. Most Arlington parks 

are dominated by softball fields, tennis courts, or 

open grassy areas, but Lubber Run and Glencarlyn 

Parks are primarily nature parks, as is the south-

western section of Bluemont Park, along with 

Mary Carlin Woods. These parklands contain 

some of the largest remnants of natural landscapes 

remaining in Arlington County, including a forest 

stand that has never been logged.  

Landscape Features 

Our local nature parks feature a range of topogra-

phies, from streamside bottomlands to ñterraceò 

uplands where the homes are built. Forest pre-

dominates almost everywhere, but the varied to-

pographies, soils, and moisture levels create con-

ditions for a variety of plant and animal commu-

nities, including the potential for rich biological 

diversity.  

Bottomlands 

Four Mile Run, Long Branch, Lubber Run, and 

Arlington Forest Branch all have small flood-

plains with relatively flat terrain and soils for na-

tive plants that prefer or tolerate wet conditions 

and disturbance by floods. The trees include pin 

oak, catalpa, American sycamore, black cherry, 

black locust, black willow, green ash, red maple, 

silver maple, American elm, American basswood, 

tupelo, river birch, and eastern cottonwood, with 

A great blue heron in Lubber Run Park. Photo: David Howell. 














































































































































