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INTRODUCTION 

My name IS Jenna Jawbson I work for S2 Development, a residential real estate development 
company m Washmgton, DC, I am an attorney and member of the Bar of the Distnct of 
Columbia, and I hve m the Dtstm.t of Columbta I oppose the Office of Planning's proposed 
amendment to the zonmg regulatiOns for the R-4 d1stnct 

Below I set forth what I believe will be unmtended, lastmg, harmful consequences on the 
District that wtll occur tf thts amendment Is approved 

AFFORPABLE HOUSING CONSEQUENCES 

By downzomng R·4, a dtstnct that makes up approximately 15% of the ctty'~ housmg stock, 
pr1ces of multifamily housmg will mcrease across the City If you decrease the supply of 
multtfamtly homes, demand mcreases, whtch moves pnces of multtfanuly housmg upwards. 
DC ts seemg an mflux of new people, why downzone amidst thts growmg demand for housmg 

While I respect OP's attempt to correct th1s issue by requmng IncJus10nary Zomng ("IZ") umts 
when more than three umts are bull~ thts wtll actually make thmgs worse. It IS well 
documented that IZ umts are nearly impossible to sell, m fact. It ts my understandmg that 
only three have sold smce the program started As a result, the addition of IZ umts hurts 
affordable housing because (a) lenders wtll not lend to purchase them so they cannot 
be sold and sit vacant and (b) tt makes the rest of the units in the new development 
more expensive in order to make up for the Joss that the developer takes on the IZ unit. 
IZ umts are built at a loss, so to make up for this, developers raise the pnce of the other umts 
Therefore, requmng IZ actually exacerbates the affordable housmg Issue m DC 

ECONOMIC CONSEQUENCES 

The price of unrenovated, owner-occupied townhomes in R-4 districts will decrease 
dramatically while the price of new multi-family housing will increase. If developers 
build one fewer umt because of the amendment, the property 1S worth stgmficantly less to 
the developer, meamng the developer pays the homeowner less for It Additionally, in order 
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to make the deal v1able wtth one less umt, the developer must sell the condos for more to new 
homeowners Therefore, parties on both stdes of the transaction are hurt financially by th1s 
proposal I am truly worried for homeowners of single family homes in R-4 districts who 
may not even realize how significantly their home value will decrease 1f thlb proposal Is 

passed In fact, many long-time DC developers (mdudmg us) have completely stopped 
lookmg at R-4 properties because ofth1s proposed amendment 

CITY REVITALIZATION CONSEQUENCES 

R-4 developers are Important They go mto neighborli6ods that the b1gger developers won't 
They make an appreciably positive impact on neighborhoods and DC as a whole If you 
slow th1s down, or even stop tt completely, the result IS more blighted properties, and the 
reVItahzabon gomg on m many neighborhoods IS stopped This slows the mcred1ble 
rE>nats-;ance that DC 1s currently expenencmg 

}QB Loss CONSEQUENCES 

Should you dec1de to pasc; this amendment, I beg you to put m place a transition period for 
those developers currently undergomg the perm1ttmg process It can take more than stx 
months to obtam a butldmg permit and to not have a tran-;1t10n penod m place for projects m 
the planmng andjor permitting stages could have hfe-changmg, JOb-endmg, company~ 
altermg results There must be a transitiOn plan m place that protects those who purchased 
property and began the destgn and subsequent penmttmg process m reliance on the 
regulations as currently wntten 

AdditiOnally, many constructiOn-related Jobs m the District Will be lost due to th1s proposal 
Many developers who focus on small multi-family development, typtcally done m R-4, wtll 
start focusmg thetr proJects on V1rgm1a and Maryland ProJects that are m the ptpelme that 
get cancelled tf there ts no transitiOn will probably end many small developer compames and 
lead to JOb loss for constructiOn crews who were prepared to budd those proJects 

Wtthout a transition perLOd or wtth JUSt a short one, there wtll be mass1ve pressure on DCRA 
to complete the butldmg permit revtew process faster Gtven that 1t takes at least SIX months 
to recetve a buddmg permit for a small multifamily project, even though the target ttmehne 
provided by DCRA lS thirty days, DCRA'b backlog will ultimately be the reason that many 
pro}ects can never be bmlt tf there 1s not an exception m place for prOJects already m the 
permitting process 
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I understand that as a Commtsswn, you feel you need to do somethmg to stop some of the 
truly hideous "pop-ups" th.:tt have been bmlt over the last few years As a developer who cares 
about what the quahty, the ascetic, and the timelessness of what we budd, I do not believe 
that thts proposal does anythmg to alleviate the 1~ue 1t IS trymg to address The proposed 
changes feel more like a punishment than a solution. Solutwns could mclude requmng 
set-back-s, gomgthrough destgn-rev1ew, etc. That would make a noticeable 1mpact m R-4 But 
to restnct development and renovation m the way that the proposal does, It (1) harms 
affordable housmg; (2) lowers long-time home owner's value of their homes m R-4 
neighborhoods, (3) wtlllead to JOb loss and busmess closures, (4) and slow the mcred1ble 
revttaltzanon gomg on m the D1stnct I hope these consequences are considered when voting 
on thts .amendment 
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