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Ill, CEO; Carr Properties Development team 
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I am responsible for running the Development group at Carr Properties with my colleague Austen 

Holderness Carr Properties today Is the owner of the Washington Post site, which has approx. 900,000 
s.f of potent1al development rlshts Since larger parcels are more able to manage the logistics of 
utlllzlns Penthouse space for alternative uses, we are a firm very much currently mvolved m analyzing 
the opportunities wh1ch sreater Penthous§! uS(l may offer. I also have a terrible bad back, wh1ch 

prevents me from personally attendmg your evemng zomng heanng, so I have prepared thiS 
memorandum m advance of the hearms In an effort to express our best thoughts on the matter 

I also should mention that I am a 41 year veteran of development work m Washington's downtown, and 

have had the priVIIese of overseeu11 the development of 29 major projects in Downtown over the 
course of my career, more than any other sinsle Individual (to my knowledge.) So I hope that you will 

see my testimony as that of an Expert in these matters 

Please find my comments below. 

INTRODUCTION -We apprec1ate the opportunity presented by Congress' action to modify the 1910 

Height Act so as to permrt better utilization of the city's penthouse areas. It appears that we now have 
the potent1al to mcrease penthouse helshts from 18'6" to 20', the opportunity to increase penthouse 

size maybe from about 45% of roof occupancy to a maximum of maybe 65% ( due to required setbacks ) 
and to ..an mcrease 1n penthouse FAR from 0 37 to maybe 0 55. While any increase 1s pos1t1ve, I would 

ask the Comm•ssloners, when cons1der1ng these matters, to be mindful of the terribly small amount of 
change we are deahng wrth here, and be as generous as you possibly can be In permitting added height 
and density, as well as the design flexibility to mterpret these changes architecturally My ,view IS that, 

wrth these small numbers at stake, developers will likely elect to simply implement these changes as 
approVed m the base case, and rarely apply to BZA for relief (Why confuse a pre-lease prospect with the 
t1me uncertainty of a self-1m posed schedule delay of an unknown amount?) 

COMMENTS: 

1. AnalysiS of Development Projects -In recent Carr pro,~ects, the use of the full penthouse 

potential has been greaterth_an the averages noted here 1700 NY Ave 'sPenthouse was43% of 

the roof area. 901 K' s penthouse was 41% of the roof area. There is demand for andllary roof 

uses such as bathrooms, ancillary serv1ce krtchens, roof lobby and receptaon areas, and pre-
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5 Connected or Unconnected Penthouses- Aga1n, reqUirmg all structures to be connected, in our 

m1nds, 1s pushmg des1gners in exactly the wrong d.rect1on let forms follow the new functions 
permitted. If there 1s no funct1onal need to join those uses, why requ1re 1t? In no case would 

there ever be an exception or violation of the total height of 20' and the 1/1 setback Requmng 

that theoretical box to actually be bu1lt may g1ve us the same bonng roofhne we have today 

Let's do better 
6. Charging an assoc1ated land cost for newly occupied spaces on the roof, through hnkage 

requirements -I find thiS to be questiOnable Why tax the development community, or create 
new obstacles, to our performmg a servtce that the City wants to see happen? The real solution 

to the hous1ng problem IS utllizmg the enormous growth 1n the permanent tax base that the 
development commumty has bUilt through Its work and mvestment. Why rna ke our mvestlng 

more difficult? 
I would also offer a distinction m the two different cases that will occur 

A. Charging for new occupiable density above the current 0 37 FAR perrmtted today- As actual 
analysis has shown, due to setback restnctions, the actual mcremental mcrease 1n usable 
FAR above 0 37 IS very small Maybe an addit1ona11,000 to 3,000 s.f of greater Penthouse 

s1ze would now be allowed on a typ1cal building I would ask that you s1mply exempt a 

growth 1n s1ze under 3,000 s f The legal fees from longer zonmg memos and lender reports 
alone Will generate s1gnmcant additional costs The funds to be raJSed here are not large 

And this will be a built-m diSincentive to developers to try to think of mventive new 

appUcat1ons lnert1a may s1mply prevail 
8 Ut1hz1ng portions of the currently permitted 0.37 FAR differently, by moving mechamcal 

eqUipment to the basement -Initial study of thiS opportunity reveals that Implementing 

such a relocation comes wrth very substantial costs. Equ1pment would generally have to be 

located on the h1ghest basement level, the B-1, so p1pmg and ducts are near to the spaces to 

be heated or cooled. All B-1 space now produces mcome D1splacrng storage, for example, 

would displace a rent of about $12/s f $12.00 capped at 5 5% 1s worth $218 per sf So a 
latent market land cost will already be reahzed. Further, corJStruction would be much more 
expens•ve. 8-1 spaces that may typ1cally be 12' tall w1ll need to be budt, m dtfferent areas, to 
he1ghts of 16' to 18' The cub1c area of that floor w1ll grow dramatically, with associated 
extra costs of concrete, re-bar steel, excavation, as well as the costs of time extensions from 
d•ggmg a deeper hole Much greater air flow to the garage will also be required, as 

equ1pment needs to be cooled, and exhaust fumes expelled. 

Total new costs/and value losses per sf w1ll be mcurred, tn my op1nron, above today's FAR 

values Developers will have to spend that amount to simply make space available. 

As an alternative, however, to the suggestions In Paragraph 6 above, I would have no 

obJection to the adoption of OP's recommendations for addressing the issue as a reasonable 

comprise as set forth in Numbers 12 and 13 of 1ts report to the Commission 

Thank you, CommiSsioners, for your k1nd Indulgence in cons1denng these thoughts. We aU m 

the Development community apprecrate your serv1ce 





funct1on areas for a rooftop event, m add1t1on to the hrstorlcal penthouse uses, in projects of 

scale 
2. Permrtted He1ght - 20' is des1rable If some penthouse equapment remains on the roof, 

substantial height IS still needed to dear certain pieces- chillers-14'; generators -16'- as well as 
prpmg m the cerllng above And tf more roof space rs taken by penthouses, green roofs, at the 
least, would be placed on top of the penthouses, wh1ch can be done w1th1n the 20' height. 

3 Permitted s1ze- GIVen the retent1on of the 1/1 setback rule, there is no need for an area hmlt 
Edge setbacks from 16' to 20' restnct the potential total penthouse s1ze to numbers at a 
max1mum of approximately .55 FAR 1n most buildings I personally would also argue th-at more 

space IS better for the City than less 

4 Vertical walls and Uneven Heights- Our recent experience at the Corcoran office building/1700 
NV Ave was very telling for us. CFA was very interested rn limiting the Penthouse profile when 
viewed from the Mall, and ultimately was quite pleased by a collection of various he1ghts 
(driven by the uses below}, angled s1des, and Interesting architectural profiles which vaned 
dramatically from that of a rig1d box See attached images They found the d1versity very 
pleasin& and also allowed the penthouse walls to be Incorporated as extensions of the building 
walls themselves, form1ng a more dramatic skyline, and architectural statement when viewed 
from the street Please allow for max1mum design flexibility here. On very large proJects 
multiple uses may be cons1dered for the rooftop- restaurants; meeting places; beautiful free­
span hotel function rooms. The variety of roof forms, and materials used, can provide wonderful 
new endosed spaces of very high quahty, potentially completely h1dmg from s1ght the dull, 
met~ I or precast boxes we are used to seemg. 


