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I. INTRODUCTION 

This Supplemental Prehearing Statement and accompanying documents (the 

"Supplemental Prehearing Submission") are submitted by Hanover R.S. Limited Partnership (the 

"Applicant") in support of its application to the Zoning Commission for the District of Columbia 

(the "Commission") for approval of a consolidated planned unit development ("PUD") and a 

related Zoning Map amendment. This Supplemental Prehearing Submission is submitted in 

accordance with Subtitle Z § 401.5 of the Zoning Regulations. 

 

The property that is the subject of this application includes Lots 82, 846, 856, and 859 in 

Square 3846 and Lots 38, 825, 829, 832, 833, and 834 in Square 3841 (collectively, the “PUD 

Site”). As further detailed below, the PUD Site has a total land area of approximately 156,361 

square feet. The PUD Site is located on the south side of Franklin Street, NE, bounded by the 

Washington Metropolitan Area Transit Authority (WMATA) tracks to the west and a north-south 

public alley on the east (which is located to the west of 10th Street, NE). Several alleys traverse 

through the PUD Site. 

 

The PUD Site is currently zoned Production, Distribution, and Repair (PDR)-2. See Ex. 

3D. Under the PUD, the western and southern portion of the PUD Site – i.e., generally Lots 82, 

825, 832, 846, and 856 as well as the closed public street and closed public alleys – will be rezoned 

to the Mixed Use (MU)-6A zone district, and the northeastern corner of the PUD Site – i.e., 

generally Lots 38, 829, 833, and 834 as well as the closed public alleys – will be rezoned to the 

MU-4 zone district.1 See Ex. 3E. 

 

The Applicant proposes to construct a mixed-use development in two phases with Reed 

Street (Alley)2 being realigned3 to bifurcate the overall project and extend to Franklin Street. As 

indicated in the materials included with the Applicant's Prehearing Submission (Ex. 18 – 18M), 

the most recent proposal for the overall project was to provide approximately 683 new residential 

units between two phases with approximately 18,000 square feet of ground floor PDR/makerspace 

(the “Project”). Pursuant to the refinements discussed herein, however, the Applicant's current 

proposal now includes approximately 22,000 square feet of ground floor PDR/makerspace due to 

the addition of three (3) artist live-work units in the Phase I building. Among other benefits and 

amenities, the proposed PUD includes a significant affordable housing proffer (15% of the total 

residential gross floor area (“GFA”)) at varying levels of affordability. Additionally, the resulting 

realignment of Reed Street will significantly enhance the walkability of the PUD Site and improve 

traffic patterns in the surrounding road network. 

                                                 
1 Lot 859 in Square 3846 is currently zoned MU-6B, and no zone change is proposed for that portion of the PUD 

Site. 

 
2 This portion of Reed Street, NE has been and will continue to be a public alley, although it will be improved to street 

standards as approved by the District of Department Transportation (“DDOT”). It is referred to herein as "Reed Street" 

despite its technical classification of an Alley.   

 
3 The Applicant has an application pending with the Office of the Surveyor that seeks to close portions of the alley 

system in Square 3841 and 3846 as well as a 10-foot portion of the south side of Franklin Street. This application also 

includes dedications of land to effectuate the proposed realignment of Reed Street. This application is referred to 

herein as the "Alley Closing and Dedication Application." 
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The Zoning Commission considered this case for set down at its March 31, 2022, public 

meeting and voted to schedule the case for public hearing. The Applicant filed its prehearing 

submission providing updated information in response to the Office of Planning's and Zoning 

Commission's comments on April 8, 2022. The Applicant submits this Supplemental Prehearing 

Statement to provide additional information in advance of the hearing scheduled for July 21, 2022. 

 

II. UPDATES REGARDING THE PROJECT 

Submitted herewith as Exhibit A are the updated architectural plans and renderings that 

reflect the most up-to-date version of the project ("Updated Plans"). For the convenience of the 

Commission, the entire plan package has been resubmitted.  The changes that have been made are 

discussed below.  

A. Refinements to North Façade of the Phase II-B Building 

Due to the location and required relocation of certain public utilities, the Applicant has 

altered the design of the north façade of the Phase II-B building. As shown on Sheets A57 – A62 

of the Updated Plans, the north façade of the building has been moved back five (5) feet from the 

property line abutting Franklin Street, NE and an additional notch has been incorporated at the 

northeast corner of the Phase II-B building. In addition to accommodating the below-grade utilities 

and require above-grade clearance, the result of these changes is to allow a greater distance 

between the façade of the building and the Franklin Street bridge. It also allows for more windows, 

light an air to be provided for the residential units at this corner. The renderings shown on Sheets 

A35 and A36 of the Updated Plans depicts the revised configuration.  

B. Balconies 

At its public meeting on March 31, 2022, the Commission requested additional information 

regarding opportunities for private outdoor space and balconies. As originally designed, the Project 

included a variety of outdoor amenity spaces to serve residents of the Project. Specifically, the 

Phase I building will include two courtyard spaces – one of which is at grade and visually engages 

the streetscape and the second of which is internal to serve as tenant space with outdoor amenities 

and plantings. The Phase II-B Building also incorporates two courtyards, both of which face Reed 

Street and are connected by an open air loggia. Finally, the Phase II-A Building will include an 

elevated building courtyard containing private patios and green roof. 

In response to the Zoning Commission's comments, the Applicant has proposed to increase 

the number and types of balconies to provide greater opportunity for private outdoor space. As 

originally, proposed the Project included 267 balconies, of which 34 were traditional balconies 

and 220 were Juliet balconies. In these current plans, the Project now includes 357  balconies, of 

which 91 are traditional balconies and 247 are Juliet balconies.  Based on the Applicant's work 

with the Office of Planning ("OP"), balconies have also been introduced along Reed Street.  Under 

the DC Construction Code Supplement, projections are not permitted as a matter of right on alleys; 

however, OP's Urban Design Division indicated support for a modification to these Construction 

Code provisions given the street-like design of Reed Street and the additional articulation that the 

balconies will provide. Accordingly, it has provided an opportunity to incorporate more private 

outdoor space. 
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The Applicant requests that the Zoning Commission grant flexibility for the Applicant to 

slightly refine the location of the balconies, based on the final layout of the units, so long as the 

total number of balconies is not reduced.  This flexibility is requested because the Project remains 

in an early phase of unit design and the Applicant desires to coordinate the balcony locations with 

the final unit layout. 

C. Vehicle and Bicycle Parking 

In response to feedback received from Advisory Neighborhood Commission ("ANC") 5B 

and the members of the nearby community, the Applicant has further evaluated the vehicle parking 

proposed for the Project. The Applicant has agreed to maintain a parking ratio of approximately 

0.4 for the overall Project, such that up to 267 parking spaces will be provided for the overall 

Project. This amounts to a reduction of 43 parking spaces from the 310 proposed spaces that were 

indicated in the Applicant's Prehearing Submission (see Ex. 18A1, Sheet A11) and a reduction of 

65 parking spaces from the 332 spaces that were originally proposed (see Ex. 4A1, Sheet A11). 

Based upon the Applicant's analysis, the proposed number of parking spaces achieves an 

appropriate balance: it satisfies the needs of the Project and adequately responds to the concerns 

expressed by the immediate neighborhood.   

With the reduction of the number of vehicular parking spaces, the Project is able to increase 

the number of bicycle parking spaces provided in the Project.  The total number of long-term bike 

parking spaces provided with the overall Project has increased from 181 to 235 spaces. 

III. UPDATES REGARDING PROPOSED PDR/MAKERSPACE USE 

The Applicant has continued to work with OP on the proposed PDR/makerspace uses that 

will be incorporated into the Project and to determine the most favorable implementation of the 

proposed PDR/makerspace. As discussed in the Applicant's Evaluation of Consistency with the 

Comprehensive Plan (Ex. 3H) (the "Comp Plan Evaluation"), the Future Land Use Map ("FLUM") 

designates the west portion of the PUD Site as Mixed Use (High Density Residential / PDR) and 

the east portion of the PUD Site as Mixed Use (Moderate Density Residential / PDR). The 

Applicant's Comp Plan Evaluation addresses in detail how existing industrial space at the PUD 

Site has been "substantially preserved" pursuant to 10A DCMR § 316.4 (Policy LU-3.2.3), and 

how the amount of PDR/makerspace uses in the Project has been maximized. See Ex. 3H at 6-8.  

In recent meetings, OP has expressed support for the PDR/makerspace components 

proposed for the Phase II-A building (10,240 square feet fronting Franklin Street) and the Phase 

II-B building (8,160 square feet fronting Reed Street).  OP specifically indicated that the quality, 

quantity and placement of these spaces furthers the goals of the Comprehensive Plan.  OP 

suggested, however, because the PDR stripe is applicable to the entire PUD Site, it could possibly 

be better fulfilled with additional PDR/makerspace in Phase I of the Project, even though the 

Comprehensive Plan does not call for certain ratio of PDR use or a distribution within a phased 

project. 

Originally, the Applicant did not propose to incorporate PDR/makerspace within the 

Phase I building given its mid-block location along a narrow roadway, which provides no visibility 

and significantly hinders the viability of more traditional PDR/makerspace. Specifically, Phase I 
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of the Project is located at the furthest point from either of the commercial corridors of Franklin 

Street or Rhode Island Avenue, which creates a dearth of commercial activity in its vicinity. 

Furthermore, the lack of proximity to commercial corridors results in this section of Reed Street 

being exclusively residential - with the Brookland Press and the Rowan apartment buildings being 

the primary context.  

Given these constraints, the Applicant has further evaluated how it can incorporate 

successful PDR/makerspace to further the Comprehensive Plan's goals and address OP's 

comments. As such, the Applicant now proposes to include three (3) artist live-work units, 

comprising approximately 3,000 square feet. This type of PDR/makerspace will further strengthen 

the residential node that has been formed at the southern end of the PUD Site, with the Rowan and 

Brookland Press apartment buildings, and will also increase the amount and type of 

PDR/makerspace across the entire PUD Site. Moreover, the artist live-work units have the 

potential to create certain synergies with the PDR/makerspace uses that will be provided with 

Phase II (e.g., pottery craftsman might support a locally-sourced coffee bean roaster and coffee 

shop). 

The proposed artist-live work units will be consistent with the artist live-work space as 

defined in Subtitle B § 100.2 of the Zoning Regulations: 

Single artist live work space: A single dwelling unit occupied by an artist to both live and 

work, where a minimum of thirty percent (30%) of the gross floor area of the unit is used 

for an artist studio use by the artist residing therein. The minimum size of a live-work unit 

shall be one thousand square feet (1,000 sq. ft.). In residential zones the artist may sell art 

produced on site as a clearly incidental part of the live-work use. 

As indicated on Sheet A37 of the Updated Plans, the proposed artist live-work units will 

face the green space at the southern end of the Phase I building. The unit layouts, and specifically 

the designated work areas within each unit, will be designed to maximize flexibility and 

accommodate a broad range of PDR/makerspace uses. The artist-live work units will also be 

equipped with durable flooring. In an effort to increase engagement at the ground-level, two of the 

three artist-live work units will benefit from having direct outdoor access. 

In addition, these artist live-work spaces will be reserved for local artists earning equal to 

or less than 60% of the MFI and will remain affordable for the life of the Project. This equals 

approximately 3,000 square feet of additional affordable housing in the Project – which is separate 

and apart from the 15% of affordable housing that the Applicant has committed to as part of the 

traditional residential use in the Project.  

With respect to execution and delivery, the Applicant is pursuing a partnership with the 

Cultural Development Corporation ("CuDC"), or another non-profit organization that shares 

similar objectives. CuDC has worked across the District creating live-work spaces for artists in 

developments such as "One 501" (Z.C. Case No. 17-09) and "Brookland Artspace Lofts" (Z.C. 

Case No. 09-08A). In collaboration with CuDC or another partner, the Applicant will develop 

criteria to review the artistic eligibility of all potential tenants of the artist-live work units. The 

Applicant will provide additional details as to this coordination prior to the public hearing. 
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Finally, the proposed PDR/makerspace is intended to encompass a broad range of uses that are 

residentially-appropriate ground-floor PDR/makerspace uses and that can serve the community 

that surrounds the PUD Site. To assure that the Project captures a wide range of potential 

PDR/makerspace opportunities, the Applicant had proposed the following definition of "maker 

space": 

For the purposes of this Order, a “maker” space or “maker” use is defined 

as: production, sale, distribution, and/or consumption of food and 

beverages; small-scale production and repair of goods and related sales; 

media/communications production and distribution; arts and 

entertainment; traditional crafts and trades; recreation uses; engineering 

and design; and technology design and production. 

The Applicant crafted this definition based on an analysis of PDR/makerspace language 

previously approved by the Commission in a variety of cases that has successfully cultivated 

makerspace along the side of residential use within and around the building.  

In discussions with OP, the Applicant was asked to reconsider some elements of this 

definition and specifically to limit the definition to more specifically focus on the "PDR" nature 

of the maker space.  Accordingly, the Applicant now proposes the following definition (with 

strikeouts and additions shown): 

For the purposes of this Order, a “maker” space or “maker” use is defined as: 

production, sale, distribution, and/or consumption of food and beverages (provided 

that the on-site consumption of food and beverages is permitted only as an 

accessory use of such production, sale, and/or distribution use); small-scale 

production and repair of goods and related sales; media/communications 

production and distribution; arts and entertainment; traditional crafts and trades; 

recreation uses; specialty sports and recreation (not including traditional gyms 

or fitness clubs); engineering and design; and technology design and production. 

This revised language reflects more pointed-effort to maximize the PDR/makerspace 

provided with the Project. Moreover, the newly proposed language will enable the Applicant to 

integrate PDR/makerspace use(s) that will satisfy community demand and fulfil the PDR stripe 

that is applicable to the PUD Site per the Future Land Use Map ("FLUM"). 

 In light of the foregoing, the quantity, quality and varied types of the proposed 

PDR/makerspace fully satisfies the PDR stripe designation on the FLUM and advances many 

objectives of the Land Use Element that are focused on supporting industrial use. 

IV. TRANSPORTATION CONSIDERATIONS 

In accordance with 11-Z DCMR § 401.8, the Applicant filed its Comprehensive 

Transportation Review ("CTR") report on May 16, 2022. See Ex. 24A. The CTR report concludes 

that the Project will not have a detrimental impact to the surrounding transportation network, 

assuming the Applicant's proposed site design elements are implemented. The CTR report also 

notes that the "[t]he Project's proposed reconfiguration of Reed Street, NE will include DDOT- 
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and ADA-compliant pedestrian facilities, eliminating some existing deficiencies in the pedestrian 

network." Id. at p. 1. 

Since filing the CTR, the Applicant conducted a supplemental traffic analysis, a copy of 

which is attached hereto as Exhibit E (the "Supplemental Analysis"). The purpose of the 

Supplemental Analysis was twofold: (i) to review the original CTR's roadway capacity analysis, 

which proposed to reconfigure the Reed Street/Franklin Street intersection as a right-in/right-out 

only intersection with side-street stop control; and (ii) in response to community feedback, assess 

a new proposal to reconfigure the Reed Street/Franklin Street intersection with full movements 

and signalization. The Supplemental Analysis concluded that a traffic signal could be 

accommodated without a detrimental impact to progression along Franklin Street, and that it would 

allow for a protected crossing of Reed Street at the reconfigured intersection with Reed Street. 

The Reed Street/Franklin Street traffic signal is one of several traffic control and calming 

improvements proposed by the Applicant, all of which are subject to approval from the District 

Department of Transportation ("DDOT"). These calming measures are intended to provide 

additional enhancements to the surrounding transportation network that are not specifically related 

to the impacts resulting from the Project, and were developed following close coordination with 

the community and DDOT. As noted below in Section VI.A., the Applicant recently coordinated 

a community meeting on May 31, 2022, and then a subsequent community meeting with DDOT 

on June 15, 2022, for the specific purpose of discussing the CTR, transportation issues and 

identifying potential remedies. Accordingly, the proposed calming measures are aimed at 

addressing safety concerns that are paramount to the neighborhood.  

The Applicant's updated proposed traffic calming and control enhancement package is 

shown in the graphic attached hereto as Exhibit F. In addition to the above-described traffic signal, 

other proposed measures include speed cameras, curb extensions, raised crosswalks and textured 

paving. These traffic calming measures were also discussed with DDOT at the above-referenced 

meeting. The Applicant will continue to work with DDOT and the community and will provide 

additional details regarding the proposed calming measures at public hearing. 

V. UPDATES REGARDING PUBLIC BENEFITS AND PROJECT AMENITIES 

 

The Applicant is continuing to work with the community to finalize the public benefits and 

amenities package for the proposed PUD. Based on recent discussions, the most updated versions 

of the CBA and the Construction Management Plan are attached hereto as Exhibits B and C 

respectively.  

 

The Applicant has updated its affordable housing proffer to include two (2) additional 

three-bedroom affordable units – representing one additional unit within each phase of the Project. 

Thus, the overall Project will provide a total of four (4) three-bedroom affordable units. In addition, 

based on continued work with the community and the Department of Housing and Community 

Development ("DHCD"), the Applicant has further evaluated the distribution and locations of the 

proposed Inclusionary Zoning ("IZ") units. An updated IZ Unit Location Plan that reflects these 

updates is provided at Exhibit D. 
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In addition, the Applicant has engaged the DC Department of Parks and Recreation 

("DPR") regarding the proposed contributions for Noyes Park and a potential off-site dog park 

within the boundaries of ANC 5B. See Ex. 3 at p. 38-39. In regards to Noyes Park, the Applicant 

has agreed to either contribute $50,000 to the Friends of Noyes Park, Inc. to fund the labor and 

materials to create approximately 20 additional garden plots for an expansion of the garden area 

of Noyes Park, or to obtain permits and complete the construction of the additional garden plots 

itself. With respect to the off-site dog park, DPR has advised the Applicant that there is no area 

within ANC 5B currently planned for the creation of a dog park. After further discussion with 

community representatives, the Applicant now proposes, in lieu of the dog park, to contribute up 

to $50,000 to either DPR to fund services to residents of ANC 5B (as the boundaries of the ANC 

exist on the date of the CBA) or to contribute up to $50,000 to the Friends of Noyes Park, Inc. to 

fund the construction of a shade structure at Noyes Park. This amenity will be delivered as part of 

Phase II of the Project. The Applicant will continue to work with DPR and the Friends of Noyes 

Park, Inc. to ensure that the proposed benefits are feasible and can be delivered. 

 

Lastly, at the request of the ANC, the Applicant has identified a new recipient of the 

$20,300 contribution that was previously intended for the Mint Project, Inc. See Ex. 3 at p. 38. 

These funds are now allocated for DC Doors, Inc., yet for the same purpose and improvements. 

Additional details regarding this amenity are set forth in the attached letter from DC Doors, Inc. 

attached as Exhibit G. 

 

VI. UPDATES REGARDING COMMUNITY OUTREACH 

The Applicant has continued to engage the community throughout the PUD process and 

has received tangible, actionable feedback regarding the proposed Project. This outreach has led 

to a collaborative process that has resulted in several positive changes, such as the further 

refinement of the Applicant's proposed traffic control and calming improvement package. The 

Applicant's goal is to present the proposed PUD to the community again at ANC 5B's regularly-

scheduled public meeting June 22, 2022.  

 

A complete list of meetings that the Applicant has attended and/or organized to date is 

provided below:   

 

Date Meeting Description / Purpose 

 

October 6, 2021 Site Walk with Brookland Neighborhood Civic Association ("BNCA") 

Leadership 

October 15, 2021 Site Walk with Commissioner Ra Amin (SMD 5B-04) 

October 19, 2021 BNCA Membership Meeting (virtual) 

October 27, 2021 Presentation to ANC 5B at Monthly Public Meeting (virtual) 

October 28, 2021 Immediate Community Meeting (in person) 

November 11, 2021 Community Meeting re: Traffic (virtual) 

November 15, 2021 SMD 5B04 Meeting (virtual) 

November 22, 2021 Immediate Community Meeting (in person) 

December 16, 2021 BNCA Membership Meeting (virtual) 

January 11, 2022 Community Meeting re: Traffic (virtual) 
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February 3, 2022 Meeting with community members in re: traffic concerns (virtual) 

February 15, 2022 Meeting with immediate neighbors re: solar impacts (virtual) 

February 16, 2022 Meeting with ANC 5B03 and ANC 5B05 SMDs (virtual) 

March 26, 2022 Meeting with community members re: Quonset Huts 

May 5, 2022 ANC 5B Special Public Meeting (virtual) 

May 18, 2022 Special meeting held by SMD 5B04 re: S.O. 22-01115 (virtual) 

May 25, 2022 ANC 5B Monthly Public Meeting (virtual) 

May 31, 2022 Meeting with community re: CTR (virtual) 

June 1, 2022 ANC 5B Committee of the Whole Meeting (virtual) 

June 8, 2022 ANC 5B Committee of the Whole Meeting (specific to the Project) 

(virtual) 

June 15, 2022 Meeting with community and DDOT re: CTR and Proposed 

Transportation Improvements (virtual) 

June 16, 2022 SMD 5B04 Meeting (in person) 

 

The Applicant will continue to engage and work closely with the community throughout 

the PUD process. 

 

VII. CONCLUSION 

This Supplemental Prehearing Submission, along with the original application and 

Prehearing Submission, meet the filing requirements for a consolidated PUD and related Zoning 

Map amendment, as required by Subtitle X, Chapters 3 and 4 and Subtitle Z of the Zoning 

Regulations. For the foregoing reasons, the Applicant respectfully requests that the Zoning 

Commission approve the application. 

Respectfully submitted, 

HOLLAND & KNIGHT LLP 

800 17th Street, NW, Suite 1100 

Washington, D.C. 20006 

(202) 955-3000 

 

 

By: 

 Christine M. Shiker 

 

By: 

 Christopher S. Cohen 

 


