
BOLAN SMART ASSOCIATES, INC 
1150 K STREET, NW, SUITE 1211, WASHINGTON, DC 20005 • (202) 371-1333 

Testimony of Eric Smart, Bolan Smart Associates 
Zoning Commission Case No. 14-13 

Penthouse Text Amendments 
Apnl29, 2015 

BSA appreciates the opportumty to speak before the Zonmg Commission agam on this 

matter 

Last fall, Bolan Smart Associates provided a feastbihty and economic Impact analysts 

pertammg to the proposed alternatives, focusing on economic mcenttves and dismcentives to 

promoting affordable housmg and District tax revenues To recap, a one-for-one residential 

provision @ 50% AMI affordabihty was found to be an insurmountable economtc dismcentive 

Alternatively, the proposed application of extsting IZ provisions at an 80% AMI level agamst the 

addtttonal penthouse floor area was found to provtde for some modest positive economic 

mcentive Finally, for commercial bUildings, were the proposed payments to the Housing 

Production Trust Fund (HPTF) to exceed 50% ofthe land FAR value, development feastbthty of 

provtdmg additional rooftop space quickly dtmimshes. 

I would like to address the followmg subset provisions regarding some of the economic 

related aspects of the proposed Alternattve 1 now bemg considered 

Section 411 8- Separatmg the gross floor area (GFA) count from the underlymg FAR adds some 

economic incenttve, and importantly, when not capped at 0 37, means that there ts no artificial 

hamer to maximtzmg the benefits when the one-for-one setback hmtts are already achieved. 

Section 411.18 -The same comment as above applies to the permitted uses of a possible second 

penthouse level if otherwtse permitted under the Height Act. Allowing for market based uses to 

a potential second level wtll enhance the posstble economic mcentlve, and thereof advance 

affordable housing objectives, not to mention addmg to District General Revenue tax proceeds. 

Section 411.20 - Allowing penthouse changes to be approved as a mmor modification to 

previous PUDs is cntical to ImplementatiOn, smce the expense of underwntmg a full zoning 

process may not be economically warranted, with time and cost Impacts for others as well 

(mcludmg the Zonmg Commtsston) 
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Sectton 414.13 -The 50% contribution to the HPTF is consistent wtth avoiding creating a 

development disincentive The concept provides for flexibility in maximtzing the intent of 

dtrecting resources towards providing for affordable housing 

Chapter 26. lnclusionary Zoning- I have two pomts to address: 

1. First, an alternative suggestion regardmg expandmg the IZ provisions to provtde a deeper 

level of affordabthty @ 50% AMI, rather than 80%, presents a sertous economtc hurdle for non­

stick built construction. I have attached to thts testimony a supplemental Table 2 that mmors our 

feastbthty analysts provided last October that demonstrated a mmor developer posttive return 

assummg an 80% AMI mcome cap lmposmg a 50% AMI reqUirement reduces the developer 

return essentially to zero, whtch given the overall risks of development, is msuffictent to secure 

financmg 

2 Second, tt ts Important that the abthty to contrtbute 50% of the assessed FAR value to the 

HPTF should also be available for residential proJects, and not JUSt non-restdential properties. 

Thts concern is due to: (a) the limited amount of floor area that may be available for residential 

use m the penthouse, and; (b) under the IZ proviSion, m many mstances the avatlable gross 

square footage wtll not add up to one unit, or a whole unit multiple 

Thank you 

BOLAN SMART ASSOCIATES 



Table 2 (supplement to Table 2, October 2014 submission) 
RoofTop Penthouse Residential Economic Feasibility: 8% IZ 

I) Residential (sale or rental valuatiOn) 

2) Asswnptrons 
3) 

4) untt SIZe 
5) net square foot 

6) land 

7) construetlon 
8) soft costs 
9) mvestor return 

10) Total Cost I SF 
II) 

12) Total Cost Per Umt 

13) AMI Subsrdy I Offset 

1,000 gsf 
840% ratiO 

vanes 

$200 I gsf 
250% 

180% 

14) Operatmg Cost Drfferences 2 

IS) Requtred Umt Pnce 
16) 
17) 

18) Butldmg Market Umt Pnce 
19) 

20) Gam I Loss 
21) 

22) Penthouse Premtwn Umt Pnce 

23) 

24 l Gam I Loss 
25) 

Notes 

Bldg Market Rate 

1,000 gsf 

840 nsf 

$100 I gsf 

$200 I gsf 
$75 I gsf 

~ /gsf 

$443 I gsf 
$527 I nsf 

~ 

$0 

~ 

~ 
$527 /nsf 

$442.500 
$527 I nsf 

$0 

IZ RoofTop Penthouse Umt 

8% of market untts 

SO% AMI/ parttal umt 

80 gsf 1,000 gsf 
67 nsf 82 0% rat:to 820 nsf (less efficrency factor) 

$100 I gsf $0 I gsf 

$200 I gsf 130 0% ofbldg $260 I gsf (extra one-off costs) 1 

$15 I gsf 125 0% of mrkt $94 I gsf(added unrque elements) 
~ /gsf 180% ~ I gsf 

$443 I gsf $417 I gsf 

$527 I nsf $509 /nsf 

$35 400 $417 425 

parttal untt 
NA IZ1me20 $21,400 

~ some, but not quanttfied 

$14000 l hnes I 0 plus II ~ break even pnce 
$175 I nsf $535 /nsf 

$14.000 $431 964 bmldmg market pnce I nsf 
$527 /nsf 

($21,400) lmes 18 mmus 15 - $3 ~75 tf pnced at butldmg market 
parttal umt hnes 20 dtv by 151 0.8% Jdeve!op retum over break even 

5 0% over bldg $453 563 tf wtth penthouse prenuum 4 

lmes22mmus 15 $!4 738 tf pnced at penthouse premtum 

hnes 24 dtv by 151 3.4";(, !develop return over break even 

1 One-off costs mclude less effietent ratio of common area (elevator statrwells, hallways, servtce closets), less effictent extenor wall to mtenor space ratto 
probable umque utlhty stackmg reqmrements and need to buffer and coextst wtth butldmg mecbamcal systems and other rooftop uses 

2 Htgher operatmg costs per square foot of added penthouse space compared wtth butldmg average not quantified, but hkely to be I 0% to 25% htgher due 
to bwldmg fixed costs per floor to mamtam common elements (elevator, statrwell, hallways, servtce closets) and pnvate spaces subject to more extenor 
elements plus less mtenor economtes of scale 

' Affordable untt pncmg = $175,000 @ 30% gross mcome reqwrement to umt pnce ratio assummg 50% of Area Medtan Income (AMI) of $52,000 

4 Penthouse pncmg premmm over bwldmg market luntted due to requtred setbacks restnctlng Vtews and mclus10n of other rooftop uses 

Bolan Smart Assoctates Inc (041!5) 


