
__1,, 
utlilinpace 

February 20, 2014 

To 
From· 

Greg Auger 
Lynn Hackney, Pres1dent 

1919 14th Street, NW 
SUite A 
Washmgton, DC 20009 
Tel 202 296 1203 
Urbanpace com 

RE 819 D Street, NE-Convers1on of Ex1stmg Church Bulldmg and Two 
Adjacent Townhouse Bu1ld1ngs to Res1dent1al Condo Unrts- Demographic Study 
and Recommended Un1t Size and M1x 

As your sales and marketmg representative firm hav1ng sold more than 1 00 new 
construction condo un~ts throughout Cap1tol H1ll1n the last few years, we have 
collected spec1fic data po1nts for all H1ll submarkets including th1s one Our 
conclus1on 1s that your existing plan for 26 un~ts 1n the church building, and two 
un~ts each 1n the two adjacent townhouses, w1th your proposed m1x of un1t s1zes 
and types, is consistent with the ex1stmg demand 1n th1s submarket Please see 
below for our analysis of the bUJidmg's current un1t plan and m1x, 1ncludmg the 
number of un~ts and range of un1t s1zes 

• Purchaser Demographics The most likely buyer for th1s bUJid1ng and 
locat1on 1s someone that already lives 1n the H1ll area and enjoys easy 
access to work bemg e1ther a H1ll staffer or other Federal Government 
employee The largest group of potential buyers IS compnsed of 
IndiVIduals who are presently renting and are first time buyers, w1th a 
secondary group of potential buyers that currently own condom1n1ums or 
small townhouses 1n the v1cin1ty. Based on our research, we have found 
that 1n order to be appropnately pnced for this segment of the market, the 
pnce po1nts should be no greater than $600,000, pnmarily clustenng 
between $400,000- $500,000 Currently, 75% of the condom1n1ums 
be1ng marketed in th1s submarket are pnced at Jess than $600,000, and 
86% are pnced at less than $800,000 (see attached chart) There is not a 
large enough market to support an ent1re development of large, hlgh­
pnced, $800,000+ condommiums. 

• Increased Competition When condominiums 1n th1s submarket exceed 
$600,000 they are in d1rect competition with townhomes Buyers 1n th1s 
segment of the market always prefer a townhouse over a mult1fam1ly un~t; 
however, most cannot afford those pnce po1nts There are currently 1 0 
new construction condom1mum umts over $700,000 1n th1s submarket that 
have been on the market for over 120 days 

• D1verse Buyer Pool. The proposed unit m1x 1n your proJect w111 attract a 
vanety of buyer categones, both Singles and couples, male and female 
With age ranges between 28 and 55, the majonty of whom are currently 
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rentmg Approximately 25% of the couples between 33 and 40 Will have 
young children or w1ll be prepanng to start a fam1ly ih1s allows a w1der 
group of potential buyers to have the opportumty to purchase and continue 
the d1vers1ty of the current commumty Our expenence 1n neighborhoods 
across the D1stnct IS that the ex1stmg neighbors preferred livmg next to 
new condom1mum bUIIdmgs that have a large, d1verse mix of buyers, with 
a range and m1x of umt s1zes that meet the prevailing market demand, as 
opposed to a smaller number of larger units, w1th a smaller elite 
occupancy that 1s more unrform 1n demographic make-up and typically 
higher 1ncome. In the eyes of the ex1sting ne1ghbors, too many new 
res1dents from just an upper mcome bracket changes the make-up of the 
commumty and creates a very different dynam1c. 

• Market Demand. The proposed range of umt s1zes and mix of unrts 1n the 
project are consistent w1th the demand we see from prospective buyers 

• Less disruption for eXIstmg neighbors Because the proposed range of 
unrt s1zes and m1x of umts 1s cons1stent w1th current market demand, the 
amount of t1me that these units are on the market should be relatively 
short. Th1s 1s an 1mportant consideration not only for you as the 
developer, but also for the neighborhood as well A smaller number of 
larger units w1ll mcrease the total amount of marketmg t1me for the project, 
as the unit price Will of necessity be h1gher, and consequently the buyer 
pool1s s1gmficantly decreased Th1s results 1n longer d1srupt1on for the 
ex1stJng neighbors exhibited by extended penods of open houses and the 
associated 1ncrease 1n traffic, with completed umts s1ttmg vacant, wh1ch 
many VIew as reflecting negatively on the neighborhood (and 
consequently upon the1r home values) W1th the current unrt s1ze, m1x and 
count, we believe that almost all umts Will be sold by bUIIdmg completion. 
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