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From: John Ray 
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Fiscal Impact Analysis: Union Place Planned Unit Development, 200· K Street NE", dated 
October l~ 2005, for inclusion in the file ofZC Case No. 05-,36. · 
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Public/Private Development Advisors 

October 1, 2005 

Ronald J. Cohen 
The Cohen Companies 
2701 Tower oaks Soulevard 
Rockville, MD 20852 

Nichols Center 
1 n Defense Highway 

Annapolis, MD 21401 
Phone: (410)2~7800 

Fax: (410) 266-7866 

R.e: Economic and Fiscal Impact Evaluation- Union Place PUD, 200 K Street NE, Washington, DC 

Dear Mr. Cohen: 

Pursuant to your request. we hereby submit this report (with supporting dQCUIJlc;ntation) of an Economic 
and Fiscal Impact Study for_ the. Union Elace_ Planned Unit J)welopment (PUD),- a proposed_mixeci use. 
development located at 200 K Street, NE in Washington, DC. 

The subject site is a proposed mixed-use development located in SE Washington, DC to be developed in 
two phases. Phase I of the project will include 202 residential units with ground floor retail space. Phase 
ll of the project will comprise an additional 500 residential ~ with ground floor retail space and a 
daycare center for a total of 702 residential units. The project will also include approximately 705 
underground parking~· 

Based on the available data, our analysis and experience with conducting economic and fiscal impact 
analyses in the District of 'Columbia, Phase I of the Union P~ project, upon project build-out, will 
provide 202 new residential units and create 22 new jobs on-site dlat wiU generate more than $4.1 million 
(cmrent 2005 dollars) in annual tax revenue to the District of Columbia. Pha~ ll of the project, upon 
build-out, will provide ~ ad_ditional 500 new residential units and create 49 additional new jobs on-site 
that Will generate more than $12.5 million (current 2005 dollan;) in annual tax revenue to the District of 
Columbia. The combined Phase I and Phase ll will provide $16.6 million in annual tax revenue to the 
District 

We hereby disclose tbat we have no undisclosed interest in the site, and our employment and 
compensation @Fe not ~ntingent upon our ~gs and conclusions. The study is subject to the comments 
made 1hroughout this report and to all as~ptioils and limiting conditions set forth herein. 

Respeclfully submiued, 

James L. Prost, AICP 
Principal 

David Starnes, AICP 
Senior Associate 
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Economic ai1d Fiscal Impact Evaluation Union Place PUD- iOO K Street, NE 

Section 1 Introduction 

1. 1 Study Purpose 

It is our understanding that The Cohen Companies seeks an Economic and Fiscal Impact Evaluation fo,r 
the Union Place Planned Unit Development project as part of the District of Columbia's Zoning 
Commission Case No. 01-28TE Time Extension for, and Major Modification to, an Approved 
Consolidated PUD and Map Amendmel)t- 200 K Street, N.E. It is our understanding that the Union 
Place project Will be developed in two phases. Phase I will comprise 202 residential units and ground 
floor retail space and Phase ll will comprise 500 residential units with ground floor retail space and a 
daycare center. 

1. 2 Work Completed 

To address the purpose of this study, BBP Associates conducted an Economic and Fiscal Impact 
Evaluation of this proposed development. As part of this study, BBP Associates completed the following: 

• Economic and Fiscal Impact Analysis- Using its in-house economic and fiscal impact model 
quantified the economic benefits (number of residents, number of jobs, payroll, consumer 
expenditures) and related fiscal benefits (income tax of residents and employees living within the 
District, real property tax, personal property tax, retail sales tax, permit fees) to the District of 
Columbia for the project during the construction period and during annual opemtions at full build 
out for Phase I and Phase 11 of the development. Utilized the Bureau of Economic Analysis' 
RIMS II model to estimate indirect, or induced, impacts (e.g. income and ~es taX benefits) to 
the District as a result of the new investment in the area. 

• Qualitative Commentary - Provided commentary and quantitative evaluation of other economic 
benefits to the District including public benefits, as well as, financial benefits. This included but 
was not necessarily limited to: community revitalization and neighborhood enhancement, District 
housing goals, multiplier and economic impact to District from additional jobs and residents, 
attraction of new residents to the District, spin-off retail sales; and the perceived economic, 
m3l'ket, and development impacts. 

• Draft and Final Report - Prepared a Draft and Final Report summarizing our findings and 
concll;JSions and in~luded all relevant impact tables. 

1. 3 Report Organization 

This report is organized into three sections plus an appendiX. The first section is the Introduction and 
outlines the study purpose and work completed for this evaluation. Section 2 provides a summary of the 
economic and fiscal impact of the p~posed Union P~ project. The third section provides a qualitative 
summ~ of the other public and economic benefits of the mixed-use development to the District. The 
appendix includes a summary of the methodology used to complete the economic and fiscal impact 
evaluation, a detailed evaluation of the tables used to determine the economic and fiscal impacts and 
detailed tables calculating the economic and fiscal impact of the proposed deVelopment. 
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Economic and Fiscal Impact Evaluation Union Place PUD 200 K Street, NE 

Section 2 Economic and Fiscal Impact Evaluation 

2. 1 Development Program 

The planned Union Place Planned Unit Development project is at 200 K Street in Northeast Washington, 
DC adjacent to Union Station. Phase I is a proposed 10-sto.ry building on 3"' Street side of the property 
between K and L Streets, NE and will include 177 residential units and approximately 3,200 square feet 
of ground floor retail space. Phase II proposes the development of two 15-story buildings on the tld Street 
side, between K and L Streets, NE. Phase IT proposed approximately 500 residential units, 9,000 square 
feet of ground floor retail space and a 3,000 square foot daycare center. At least 90 percent of these 
residential units are planned to be developed marJcet rate with the remaining units designated as 
affordable units to households making no more than 80 percent of the Area Median Income (AMI). A 
total of705 underground parking spaces arc also planned. 

The following table summarizes the development assumptions for the Union Place PUD project used in 
this evaluation. 

l ntnn l'l.1u 'Ill \"UIII('IInll' 

No. of 
NSF Average No. of Parlcing 

GSF (Saleable) Unit Size Units Spaces 

PHASE I 
Residential - Market 166,552 153.221 881 174 
Residential- Affordable 26,664 24,532 876 28 

Subtotal 193,216 177,753 202 
Retail 3.217 
Parking 54,870 177 
Sabtotal 251,303 177 753 202 177 

PHASEll 
Residential - Market 544,118 500,617 1,112 450 
Residential - Affordable 54472 50068 I 001 50 

Subtotal 598,590 550,685 500 
Retail 9,000 
Daycare Center 3,000 
Parlcing 163,680 528 
Sabtotal 774;1.70 550,685 soo 528 
TOTAL 1.025.573 702 705 

2.2 Construction Period Economic and Fiscal Impacts (Constant 2005 Dollars) 

During the construction period of the proposed Union Place PUD project, a variety of new opportunities 
will be created. The construc tion of Phase I of the development will create 190 direct on-site person years 
of employment which will have an aggregate payroll of approximately $8.3 million. Furthermore, these 
direct jobs will create 161 additional indirect, or spin-off, jobs off-site. These indirect jobs will have an 
aggregate payroll of approximately $62 million. Direct consumer expenditures will total approximately 
$7.1 million and an estimated $14.3 million in material purchases will be made in the metropolitan area. 

Basile Baumann Prost & Associates, Inc. 5 ZONING COMMISSION
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Economic and fiscal Lmpact Evaluation Union Place PUD - 200 KStreet, NE 

The construction of Phase II of the development will create 463 direct on-site person years of 
employment which will have an aggregate payroll of approximately $20.3 million. Furthermore, these 
direct jobs will create 391 additional indirect, or spin-off, jobs off-site. These indirect jobs will have an 
aggregate payroll of approximately $15 milliOJL Direct consumer expend.il:ures will total approx.imalely 
$17.4 million and an estimated $34.8 million in material purchases will be made in the metropolitan area. 

The related fiscal impact of construction of Phase I will be approximately $671,000 in tax revenue to the 
District of Columbia. In all, the District of Columbia will receive about $382,000 in income tax (from 
construction workers living in the District), $83,000 in building permits, and $205,000 in sales tax (from 
materials purchases and purchases by construction workers made in the District). 

The related fiscal impact of construction of Phase n will be approximately $2.5 million in tax revenue to 
the District of Columbia. In aU, the District of Columbia will receive about $1.6 million in income tax 
(from construction workers living in the District), $255,000 in building permits, and $648,000 in sales tax 
(from materials purchases and purchases by construction workers made in the District). 

The following table summarizes the economic and fiscal benefits of the Union Place PUD project during 
the construction period for Phase I and Phase ll. 

' 

Summary of Estimated Ecou.omic aad Fiscal Impacts 

Uuiou Place P OD -200 K Street, NE 
Conslrllction Period (2005 Dollars) 

~ , 11 n 11 1111, Imp .1 ll 1 I 1 I' 11.1 ,, I l'h.1 ,, II 

DIRECT 
Jobs (FfE) 190 463 

PayroU $83 million $20.3 million 

Material Purchases (regional) $14.3 million $34.8 million 

Consumer Expenditures $7.1 million $17.4 million 

INDIRECT 
Jobs (FfE) 161 391 
Payroll $6.2 million $15 million 

I I''·" lmp.Hl 111 IJI,lllll l'h.1'' I I' h.• ,, I I 

lncomeTax $382,000 $1.6 million 

Direct Sales Tax $82,000 $348,000 

indirect Sales Tax $123,000 $300,000 

Building Permit Fees $&3,000 $255,000 

TOTAL ~ $671,000 $2.5 millioa 
Source Notes: 

I II 1.11 

653 

$28.6 million 
$49.1 million 

Sl4.5miWon 

552 
$21.2 million 

I nl.d 

$2 million 

S430,000 

S423,000 

S338.000 

$3.1 millioa 

II Total estimated jobs and payroll do DOl diffc:n:ntiate as to where employees live or as to where employees 
make COilSUIIlcr 
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Economic and Fiscal impact Evaluation Union Place PUD - 200 K Street, NE 

2.2 Operating Period Economic and Fiscal Impacts (Constant 200 5 Do llars) 

Once construction of Phase I and Phase II are complete and market absorbed, impacts related to the Union 
Place PUD project operations will continue on a sustained annual basis. 

Phase I of the Union Place PUD project, with an assumed market value of $96 million, will create 202 
households that will have a total household income of more than $29.4 million. The development will 
also create 22 on-site jobs which will have an aggregate annual payroll of $574,000. Furtheonore, the 
Union Place PUD project will create an additional 319 indirect, or spin-off, jobs off-site as a result of 
expenditures made by the new residents and the project's employees. These indirect jobs will have an 
aggregate annual payroll of $7.7 million. The wages and salaries of additional residents and project 
employees will annuaUy generate $25.4 million in consumer expenditures. Phase I of the Union Place 
PUD project will create a total of about $2.1 million in on-site annual retail sales (from the retail and 
restaurant components) and an additional annual $U.7 million in other direct retail sales off-site in other 
District locations (made by project households and employees). 

Phase TT of the Union Place PUD project, with an assumed market value of $305 million, will create 500 
households that will have a total household income of more than $91.8 million. The development will 
also create 49 on-site jobs which will have an aggregate annual payroll of $1. 1 million. Furthennore, the 
Union Place PUD project will create an additional 1,200 indirect, or spin-off, jobs off-site as a result of 
expenditures made by the new residents and the project' s employees. These indirect jobs will have an 
aggregate annual payroll of $23.7 million. The wages and salaries of additional residents and project 
employees will annnally generate $79.4 million in consumer expenditures. Phase 11 of the Union Place 
PUD project will create a total of about $6 million in on-site annual retail sales (from the retail and 
restaurant components) and an additional annual $39.8 million in other direct retail sales off-site in other 
District locations (made by project households and employees). 

The following table summarizes the sustainable annual economic benefits of the Union Place PUD project 
at build-out 

I "'n"111'' lmp.1d 12 1 

DIRECT 
Jobs (FTE) 

Households 

Payroll 
Household Eami.ngs 

Consumer Expenditures 

Retail Sales (on-site) 

INDIRECT 

Jobs (FTE) 
Payroll 

Summary of Estimated Economic Impacts 

Union P lace POD - 200 K Street. NE 
AnniUil Operations at BuUOIII (2005 DolJin:r) 

I' h.• ,, I l'l1.o" II 

22 49 

202 500 
$574,000 $ 1.1 million 

$29.4 million $91.8 million 

$25.4 million $79.4 million 

$2.1 million $6 million 

319 1,255 

$7.7 million $23.7 million 

Retail Sales (off-site in District locations) $ 12.7 million $39.8 million 
Source Noles: 

I "1.11 

71 
702 

$1.7 mil.lioo 

SU1.2 million 
$104..8 millioJI 

$8.1 miUioo 

1,574 

S31.4 millioo 
$52.5 million. 

1/ Total estimated jobs and payroD do not diffen:utiatc as to where employees live or as to where employees make 
consumer c::tpcnditures 
2/lndirect jobs impact includes spin-off jobs QQted as a result of new households in District, office, mail and parking 
spin.offjobs; Docs not specify IPcalilxl. of lb.csc jobs 
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Economic and Fiscal lmpacc Evaluation Union Place PU D- 200 K Street, NE 

The related fiscal impact of Phase I of the project will total approximately $4.1 million in sustainable 
direct annual tax revenue to the District of Columbia. This includes estimated $2 million in annual 
income tax, $1 million in annual real property tax, $168,000 in on-site retail sales tax each year, $842,000 
million in indirect retail sales tax annually, $3,000 in annual personal property tax and $2,000 in annual 
corporate f.ranchise tax. 

The related fiscal impact of Phase II of the project will total approximately $12.6 million in sustainable 
direct annual tax revenue to the District of Columbia. This includes estimated $6.4 million in annual 
income tax, $3 million in annual real property tax, $471 ,000 in on-site retail sales tax each year, $2.6 
million in indirect retail sales tax annually, $9,000 in annual personal property tax and $6,000 in annual 
corporate franchise tax. 

The following table summarizes the sustainable annual fiscal benefits of the Union Place PUD project at 
buiJd~ut. 

Summary of Estimated Fiscal Impact 
Union Place PUD- 200 K Street, NE 

Ann11al OpuaiUJns at Bllild-Qifl (2005 Doflllrs) 

\nnu.d f l,,.lllmp.id to Jll,tlld Ph.,,, I l'h .I 'I II 

Income Tax $2 million $6.4 million 
Real Property Tax $1 million $3 million 
Direct Sales Tax (on-site) $168,000 $471,000 

lndirect Sales Tax (off-site in District) $842,000 $2.6 miUion 

Corporate Franchise Tax $2,000 $6,000 

Personal . Tax $3,000 $9000 

Total S4.l millie• SU.5 lllillion 
Source Notes: 

I ot.d 

$8.4 millioo 

S4 million 
$640,000 

$3.5 million 
$8,000 

su.ooo 
S16.6 millie a 

1/Total ~timatcdjobs md payroll do not diffcn:otiate as to wbc:rc employees live: or as to whc:rc: employees make 
c:onsumer cxpcnditorcs 
21 ludirect job$ impact includes spill-off jobs created as a RSU!t of new households in Oisuic:t, office, retail and parking 
spin off jobs; Does not specify Joc:ation of these jobs 
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Economic and Fiscal Impact Evaluation Union Place PUD- 200 K Street, NE 

Section 4 Other Benefits 

The Union Place PUD project will provide significant benefits to the District of Columbia including 
enhanced quality of life and economic opportunities beyond those quantified in the previous section. The 
investment will further reinforce and strengthen the Ward 6 Northeast neighbomood making it a better 
place to work, visit and live, by introducing new quality housing opportunities and supporting retail uses 
to the area and catalyzing redevelopment and promotion of housing stock in the NoMa, Near Northeast 
and H Street Corridor neighoomoods of Ward 6. 

The Union Place PUD project directly addresses the District's Comprehensive Plan goals for the Ward 6 
by expanding Ward 6 housing supply and home-ownership opportunities, preventing encroachment of 
industrial uses in a residential neighborhood, injecting private investment in Ward 6 housing production, 
and creating a walkable, transit-~ible mixed use development. The project provides mo~ than 700 
residential housing units to be developed in two phases. The Union Place project also sets aside at least II 
percent of the residential units affonlable to households earning no more than 80 percent of the Area 
Median Income (AMI) as established by the DC Department of Housing and CoiDJiluility Development_ 
This is well within the range the Office ofPJanning as reco~ as appropriate. 

The project will contri~te toward the achievement of the stated goals of the District of Columbia 
M4yor' s Office to expand housing in the District by providing a variety of quality hoUSing oppOrtunities 
in an area where there is a limited quality residential development. U.S. Census data shows that nearly 
two-thirds of the 1,1 00 housing units located in Census Tract 85, which includes the Union Place PUD 
site, are more than 60 years old and ~t no new residential housing units have been built within the 
census tract since 1998. 

This project will be located proximite to public transit lltld nearby new large office complexes under 
construction (e.g. Station Place, Bureau of Alcohol, Tobacco and Firealms headquarters) that will bring 
·into the neighbothood several thousand new work~ many of whom may be in the marlret for nearby 
housing. 

The project will also provide needed retail amenities to serve the existi,ng and future residents and 
buSinesses in the neighoothOOd in an area with liiilited retail. The m.ajot investment will create new 
housing opportunities and ancillary retail with sigtriticant economic spin offbenefits to all residents of the 
District and beyond. In additiQD., the project will provide a daycare center (couhi accommodate 75-80 
children) in an area that has substantial need for daycare facilities. According to the Office of Early 
Cbildhood Development of the OC Department of Human Services, there was nearly 900 children on 
waiting lists for the 3.175 slots available in licensed child care facilities in Ward 6. 

The Union Place PUD project will improve the attractiveness of an area where industrial uses might 
odterwis.e occur. The project includes 11 ~ape beautitication design and tbe development of a pocket 
park type of central plaza available to the C01DJ11unity that will enhance the appeal of the area, particularly 
on the 2nd Street side bordered by the railroad tracks. 

The development of high-quality residential and retail uses will help serve as a precedent in the area 
which can contribute significantly to the economic well-being of the District of Columbia, the quality of 
life . of District of Columbia residents and eniployees, and the enhancement of the urban fabric. 
Furthennore, the attraction of new residents and retail opportunities will generate significant sales and tax 
benefits for support of District of Columbia retail activities. New taxes and economic activity will enable 
the District and all of its residents to enjoy the benefits created by this project. 
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Econoiilic and Fiscal Impact .t;:val~tion Union Place PUD- 200 K Street. NE 

Appendix 

A-1 Methodology 

The economic and fiscal impact analySes utilized a readily accepted methodology and procedure. The 
methodology is identical to that which BBP Associates utilized in. prior ~ilo~c and fiscal impact 
evaluations which the fum has conducreq for p~b]jc (D.C. Office of Planning, D.C. Chief Financial 
();fljcet, WMATA. Montgomery County, MD, Maryland State Stadium Authority, etc) and private clients. 

The following "bullet points" present key elements of our methodology for developing job, payroll, 
expenditure and tax revenue estimates for the economic and fiscal impact analyses. 

• We utilized information provided to us by The Cohen Companies for each of the project's uses 
during Phase I and Phase II, including residential, retail, and parking. This includes a preliminary 
land use, development pro~ @.Dd prelimina.J:y buclget estimates that summarized the amount, 
type ancl cost Qf ~h <>tthe pt<;>jecf $-components. 

• Specific sources and assumptions are detailed in the attached appendix tables. 

• Employment estimates (by .use) .provided by The Cohen Companies and were made by applying 
industry standards to the baseline information where applicable. -

• Employee totals and wages per job classification for each use were based on industry standards 
and comparable projects in the area. FTE indicates "full-time equjvalent", working 2,080 hours 
annually. -

• Residential- market and alfor{lable prices .sales provided by The -C"Ohen -C001panies. 

• In calculating expenditure impacts, disposable personal income1 was 89.2 percent of personal 
ineome2 as of August 2004 for US (revised) and personal consumption expenditutes3 was 95.8 
percent of disposable income as of August 2004 for U.S. (revised) (Source: Bt(reall of ~<;>notnic 
Analysis). 

~ The Bureau of Economic Analysis' RIMS n model was the source for the final dem~ output 
and income ml)ltipliers by industry Sector for the capitol M~ area and were utili7.ed to estimate 
indirect employment ~d iru;ome effec~. Th.e m.ultipliers are based on the 1992 ben'<hmark ~put­
output accplJDtS for the U.S. economy ~d 1997 regional data. RIMS n multipliers enable 
effective planning. for public and private sector projects and programs at state and local levels. 

1 Disposable personal income is personal income less personal tax and noiltax payments: It is the income available to 
persons for spending or savings. Personal taxes incl'lllle income, estate and gift and personal property taxes and 
motor vehicle licenses. Nontax payine'nts include passport fees, fine and forfeitures, and donations. 

2 Pet:somil income is the C1li!eDt income of residents from all sources eamings-wages. interest .and dividends, 
proprietor's income, and other miscellaneous labor income. It is mea$Ured after ded:uctions of personal con1ributions 
to Social Security. but before persoilal taX deductions have been made. 

3 Personal COllSUWPtion exnF19itures are personal expenditures (outlays) for durable goods. non-durnple goods and 
~ces. 
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Econo~ and Fi~l Impact EvaluatiOn Ut;rion Place PUD- 200 K Street, NE 

These regional input-output multipliers, which account for in~r-industry relationships within 
regions, are useful tools for conducting regional economic impact analysis. 

• Current personal property, sales, income, coipOrate franchise, and real property tax rates were 
obtained from the District's Office of Tax and Revenue website, ~ Washington DC Matketing 
Center website, and the Washington, DC Chamber of Commerce website. 

• Based oil the average of existing jobs and newly created jobs, we assUmed that 35 percent of 
construction workers resided in the District; and 60 percent of retail employees and 100 percent 
of residents were-District residents. This is based on 2000 "Journey to Work" commuting patterns 
for District workers by the US Census a:nd the US Department of Transportation. 

• Average household incomes for residential - market units estimated based on an average sales 
price for each unit, unit fee and anticipated real property taxes. Assumes a monthly mortgage 
payment based on 7 percent iJJ.terest rate, 20 percent down payment and 30-year ftxed term. 
Assumes monthly household payment (e.g. mortgage, property taxes) is 28 percent of gross 
household income. Estimated sales per square foot for market rate units provided by The Cohen 
Companies. 

• Average household income for affordable housing component based on annual housing 
expenditure of 28 percent of gross average household income of $57,152 which represents 800/o 
of AMI for household of 2 established by HUD in the District of Columbia. 

• On-site retail sales per square foot provided by The Cohen Companies. 

• Spin off sales taxes estimates for work related impacts during construction period estimated at 
$500 annually' per employee times the sates tax rate at 5. 75 percent. Spin off sales tax impacts for 
construction workers residing in District ~culated by assuming 35 percent of all workers reside 
in-District and that 50 percent of their retail expenditures are in District. 

• Spin off sales estimates during operation for residents calculated by assuming 50 percent of their 
retail expenditures made in the District. Spin off sales tax impacts for employees working in 
project estimated at $500 per employee annually. Spin off for employees who reside in the 
District estimated by determining the proportion of existing jobs and newly created jobs to 
ascertain the proportion of employees who reside in the District (60 percent of retail employees, 
I 00 percent of residents) and assuming 45 percent of their retail expenditures are in the District 
(acljusted for work related expenditures made by project employees). 

• Personal property values for retail component estimated by BBP Associates. Estimated 75 percent 
of these values provided would be assessable. This adjusted value was the!) taxed at the City's 
rate of $3.40 per $100 of assessed value. 
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Economic and Fiscal Impact Evaluation Union Place PUD 200 K Street, NE 

A-2 Detailed Analysis 

The following tables ~ the detailed evaluation of the economic and ftscal impact of the Union Place 
PUD. The ~les detail the methodology and key asswnptions of the analysis. The following paragraphs 
briefly s~andhigblightthe-informationcontainedin-the-a~·1:ables. 

Table I contains the key site assumptions included for the Union Place PUD. Infonnation is provided on 
a gross and net sale~J,ble square foot basis in order to ascertain the likely total construction cost incl~ 
both hard and soft costs. These are based upon current prevailing costs in constant $2005. 

Table 2 contains a summary of the analysis displaying the economic and i:tScal impact of the construction 
of the Union Place Pl)D. These represent a onetime impact that occurs ftom the development and 
coll$truction of the project. Information is presented in constant dollars for calendar year 2005 ($2005) to 
represent the present day value of the economic impacts excluding any impact ftom future inflation. The 
economic impacts in tenns of jobs, payrolls, ~ pwchases and consumer expenditmes include both 
direct and indirect (multiplier) impacts within the region. the iiSCal impacts include the direct, onetime 
impact to the District as a result of construction of the project. 

Table 3 of contains a SUlDllUliY of the annual economic and fiscal impacts which will take place when the 
entire project is build-out. These represent the sustained, a1:1nual, direct and indirect economic impacts 
from the nonn~ operati~ of the project. These figures are in constant $2005 to adjust for any future 
inflati~. The fiscal impacts to the District are the annual, sustainable revenues the District would receive 
once the project was completed. These amomtts are also in current dollars to avoid including any 
intlationmy impacts. 

Estimated on-site tetail sales for each of the types of retail uses (e.g. specialty, restaurants) at build-out is 
presented in Table 4. The data is based upon the gross square footage with an applied vacancy rate. Sales 
factors per square foot estimated by The Cohen Companies. 

Table 5 displays the construction period impacts for the project during Phase I and Phase ll. Based upon 
the construction value total annual earnings per full-time equivalent job (FfE) is estimated. Both the 
direct and indirect economic impact of the construction is calculated and factors are provided on 
coDSU'Uction e~ditures, direct and indirect employment and total earnings. Material purchases both 
inside and outside the region are C@].culated. 

Tables· 6 and 1 cOn:tain estimates of the on-site employment and wages that wiU be generated on an annual 
basis once the project was completed. All amOWtts are in constant $2005 to avoid including any impact as 
a result of inflation. Employment is derived from accepted factors in terms of residential on-site 
maintenance as a function of type of residential product type and retail a_nd restaurant employment as a 
function of the sizing characteristics of the retail and restaurant facilities. Annual wages are based upon 
Bureau of Labor Statistics Occupational Wage Estimates (May 2004, inflated to 2005 dollars) for the 
District of Columbia. 

Table 8 estimates the average total household income for the residential portion of the project. Based on 
an average sales price for each residential -market unit (provided by The Cohen Companies), residential 
fee and anticipated real property taxes, the average :bousehold income per unit is determined. BBP 
assumes ~monthly mortgage payment based on 7 percent interest rate, 20 percent down payment and 30-
Ye~Jf ftxed term. Assumes monthly household payment (mortgage, residential unit fee, property taxes) is 
28 percent of gross household income. Avemge ~old income {or affordable housing component 
lJased on mqtual ho~g expe~tme of 28 percent of gross average household income of 800/o of AMI 
for household established by JiUD in the District of Columbia. 
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Economic and Fiscal IJJ¥1ct Evaluation Uniop Pla,cc PUD 200 ~.Street. NE 

Tables 9 m:td I 0 display the employment expenditure impacts from the various project components at 
project build out for Phase I and Phase ll. This includes a determination of the consumption expenditures 
of on-site employees, residents ·and the economic multiplier impacts of both direct and indirect 
employment both in terms of the number of employees and total earnings. These represent the annu~. 
sustained economic, employment and payroll impacts in constant $2005 without including any increase as 
a result of inflation. The economic multipliers for both employment and earnings are based upon the 
RIMS IT model of the Bureau ofEco~omic Analysis. 

Table II estimates the income tax receipts which will be received by the District as result of construction 
of the Union Place PUD. This includes an estimate of the number of full-time equivalent jobs, the annual 
wages. the proportion of workers who live and pay taxes in the District and the current District income 
tax rates. All figures are in co-t $2005 to avoid any including impact as a result of inflation. 

Table 12 contains estimates of the sustained annual income tax that will be reali7.ed to the District as a 
result of the construction and subsequent build-out of the Union Place PUD. ~ est:Qrultes take into 
consideration on-site employment and permanent on-site residents, the estimated average earnings either 
per full-time equivalent employee or per ~sehold, the estimated proportion of employees who are 
residents of the District and pay taxes to the District and the current District income tax rates. These 
include only direct income tax benefits and are in constant $2005 to exclude any inflationary impacts. 
These represent long-term, sustained, ammal tax revenues which the District is likely to receive. 

Direct annual real property taxes which will be received by the District at project build-out are presented 
in Table 13. This is based upon the estimated assessed value of the various components of the project and 
the current District tax rate. Market values per use provided by The Cohen Companies. These tax 
revenues represent sustained, annual real property tax revenues which t:he District will likely receive 
excluding any inflationary or real increase in assessed ~lie over time. 

Direct District sales taxes during both the construction period, as well as annual sales tax revenues from 
operations a_t build-out are presented in Table 14. All figures are in constant $2005 to exclude any 
inflationmy or real dollar increase in on-site sales. Sales tax revenue are base4 upon ~ current District 
tax for rates for the respective goods or service (e.g. retail sales, restaurant sa,Ies). Tbe coilstmction period 
sales tax revenues are based upon ma~al pttrc~s made within the District The sustained annual 
District sales tax are based upon on-site retail sales for retail and restaurant sales. 

Indirect sales tax impacts during the constmction time ftame are presented in Table 15. This includes 
indirect sales tax revenues to the District as result of off-site the sales tax generated by purchases made by 
project occupants and employees in off-site but within the District locations. This includes retail 
expenditures made by the construction workers both in terms of the on-si~ work activity as well as retail 
expenditures of construction workers were also residents of the District and make a proportion of their 
retail expenditures within the District. Once again amounts are in constant $2005 to avoid any inflationary 
impact_s and are based upon current District tax rates. 

Tables 16 contains estimates of the indirect sales tax impacts annually generated from the sustained 
operation of the Union Place PUD overtime at build-out. These amounts are ~II in constant $2005 to 
exclude any inflationary or real impacts of increases in retail sales ove~e. This includes direct and 
indirect reblil sales made within the District by on-site households, work-related purchases made by 
persons working on-site, and the sales impacts of on-site employees who are also residents of the District 
and make a proportion of their retail expenditures within the District. All figUres have been adjusted to 
avoid any double counting of individuals as both on-site employees and residents of the District. 
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Economic and Fiscal Impact Evaluation Union Place PUD- 200 K Street, NE 

Estimated corporate franchise tax amounts are presented in Table 17. Estimated taxable income of the 
District is estimated at 1 percent of estimated gross revenues of the retail component. The applicable 
corporate income tax rate within the District bas been applied. These tax revennes are also sustained. 
annual revenues, generated at build-out, presented in constant $2005 to avoid any inflationary impacts. 

Table 18 presents estimated personal property taX generated at bUild-out. These take into consideration 
the estimated ratio of personnel property tax assessments to real property tax assessments and assumes the 
current District tax rate for personal property. The sustained annual tax revenues are presented in constant 
$2005. 
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S!le A ...... umpt1on'=" t 1 ) 

GSF 
PHASE I 
Residential - Marttet 166,552 
Residential - Atrordable 26,664 

Subtotal 193,216 
Retail 3.217 
Parking 54.870 
Subtotal 251,303 
PHASE II 
Residential - Market 544,118 
Residential - Affordable 54,4n 

Subtotal 598,590 
Retail 9,000 
Daycare O!nter 3,000 
P~(SI) 163,680 
Subtotal 774,'ZIO 
TOTAL 1,025,573 

CoP .... tr u~.... !ton Pt:'r f( 1d 

Table 1 
Union Place PI.JD - 200 K Street, NE 

Development Assumptions 
2006 Dollars 

NSF (Saleable) Average Unit Size 

153,221 881 
24.532 876 
177,753 

177,753 

500,617 1.112 
50.068 1,001 

550,685 

560,685 

No. of Units 

174 
28 

202 

202 

450 
50 

500 

500 
702 

Total Han:l Cost (21) Total Soft Cost (31) Total Cost (41) Total Cost Per SF 
Phase I $46,958,750 $10,855.450 $57,814.200 $230 
Phase II $114,230,000 $28,423,320 $142,653,320 $184 
TOTAL $161,188,750 $39,278,770 $200,A67 ,520 

Source Notes 
1/ Site/development assumption figures provided by The Cohen Companies 
2J Han:l (construction) costs provided by The Cohen Companies; includes cost of unclergol.nd parking facility 
31 Soft costs provided by The Cohen Companies. Soft costs include A&E, leasing, contingency, 

finance, martteting, legal, insurance, taxes, etc. (excludes land acquisition) 
41 Retail construction costs does not include tenant improvement costs 
5I Average parking spaoe estimated at 310 square feet includes access and common ~ 

No. of Parldng 
Spaces 

177 
177 

528 
528 
706 

Total Han:l Cost Total Soft Cost Per 
Per SF SF 
$187 $43 
$148 $37 
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Table 2 
Summary of Estimated Economic and Fiscal Impacts 

Union Place PUD - 200 K Street, NE 
Construction Period (2005 Dollars) 

Econom1c Impact (1.') Phase I Phase II 

DIRECT 
Jobs (FTE} 190 463 
Payroll $8,345,435 $20,336,507 
Material Purchases (regional} $14,322,419 $34,840,150 
Consumer Expenditures $7,131 ,475 $17,378,278 

INDIRECT 
~ 

Jobs (FTE) 161 391 
Payroll $6,180,629 $15,061,217 

F1scal Impact to D1stnct Phase I Phase II 

Income Tax $382,526 $1,569,384 
Direct Sales Tax $82,354 $348,402 
Indirect Sales Tax $122,885 $299,452 
Building Permit Fees $82,930 $255,509 
TOTAL $670,695 $2,472,746 

Total 

653 
$28,681,942 
$49,162,569 
$24,509,752 

552 
$21 ,241 ,846 

Total 
$1,951,910 
$430,755 
$422,337 
$338,439 

$3,143,442 

1/ Total estimated jobs and payroll do not differentiate as to where employees live 
or as to where employees make consumer expenditures 

21 Building permit fees based on total square feet of development at $0.03 per cubic foot 
based on schedule of fees from District of Columbia government 

Sources: Basile Baumann Prost & Associates, The Cohen Companies 
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Table3 
Summary of Estimated Economic and Fiscal Impacts 

Unfon Place PUD - 200 K Street, NE 
Annual Operations at Bulfd.Out (2005 DoUars) (11) 

Economic Impact 12 1 Phase I Phase II 

DIRECT 
Jobs (FTE) 22 49 
Households 202 500 
Payroll $573,640 $1,099,290 
Household Earnings $29,424,378 $91 ,776,227 
Consumer Expenditures $25,353,995 $79,365,472 
Retail Sales (on-site) $2,139,305 $5,985,000 

INDIRECT . 
Jobs (FTE) 319 1,255 
Payroll $7,689,065 $23,720,405 
Retail Sales (off-site in District Locations) $12,706,245 $39,817.391 

Annual F1scallmpact to 01st nct Phase I Phase II 

Income Tax $2,048,174 $6,365,712 
Real Property Tax $994,248 $3,084,069 
Direct Sales Tax (on-site) $168,470 $471,319 
Indirect Sales Tax (off-site in District) $842,033 $2,609,619 
Corporate Franchise Tax $2,134 $5,970 
Pe~naiPropertyTax $2 .• 680 $8,568 
Total . $4,057,740 $12,545,257 

Sourc.e Notes 

1/ Figures based on at build out and provided in current 2005 dollars 
21 Total estimated jobs and payroll do not differentiate as 1D where employees live 

or as to where employees make consumer expenditures 

Total 

71 
702 

$1 ,672,930 
$121,200,605 
$1M,719,A67 

$8,124,305 

$1,574 
$31,409,470 
$52 523 636 

Total 

$8,413,886 
$4,078,318 
$639,789 

$3,451,652 
$8,1M 

$11 ,248 
$16,602,997 

31 Indirect jobs impact includes spin-off jobs created as a result of new households in District, 
office, condo staffing, re1ail and parking spin off jobs; Does not specify location of these jobs 

Sources: Basile Baumann Prost & Associates, The Cohen Companies 
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Table4 
Union Place PlD - 200 K Snet, NE 

Estimned On-Site Retail s.les 
2005 Dollars 

S~h--~ • t, R..-'.tl ~ ...... l\,' l"'o., 

PHASE I 
Gross Leasable Unls (11) 1.609 1,609 
Lass vacancy of 5% 1.528 1,528 
Revenue Per Urit (Sales per SF) (21) $700 $700 
~$Illes $1,011,163 $1, • • 1&3 

PHASE I 
Gross Leasable Unts (11) 4.500 4.500 
Less vacancy of 5'M. 4,275 4.275 
Revenue Per Unit (Sales per SF) (21) $700 $700 
GrosaSalea $2,192,500 $2,192,500 

Source Notes 
1/ Assumes 50% specialty retail and 50'!r. restaurarts 
21 Retail sales per square foot provided by 200 K street Umited Partnership 

ScxNces: Basile Baumann Prost & Associaa.s. The Cohen Compenie& 

T1 t.t 

3.217 
3,056 
$700 

$2,131,306 

9.000 
8,550 
$700 

$5,185,000 
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Table 5 
Prellmirmy £vatu.tlon d Economic ms-t 

Union PIKe PUD-200 K Str...t, NE 

£conomic, ~end Expendllu,.llqJacts; Cooslructloo Partod 
2005Dobrs 

Typed labor 
Phase I 
Phase II 
Total 

• .,. ~ 11 E~ ·1 v~~,. trop.ld 

Type ol Labor 
Phase I 
Phase II 
Total 

M*SF!f'MF11 

Type or Labor 
Phase 1 
Phase II 
Total 

Output Type 
Phase I Cons1rudion Labor 

Phase II Construction Labor 
Total 

Output Type 
Phase I Construction Labor 
Phase II Oonslruclion Labor 
Total 

Tp ot Pwchase 
Regionally Purchased 
Purr:hased Out of Region 
Totlll lhtlrilll I'~ 
Pen:entage Tolal Purchases 

Source Hollis 

Ou!put(S) 
$46,958,750 

$114.230.000 
$161,188,750 

Total 

Eaminos 
$8,345,435 

$20,336.507 
$28,681 ,942 

Total FTE 
Jobs 
190 

463 
653 

Total 
Annual Earnings 

$8,345,435 
$20,336,507 
$28,681,942 

PerS1.000 
Consl Cost 

$305 
$105 

Output 
Mu!!ip!ier (41) 

1.6558 
1.6558 

Earnings (SJ) 
$7,444,128 

$18,140,165 

Employment 
Multiplier (7/l 

1.8448 

1.8448 

Earnings 
Multiplier (91) 

1.7«)6 
1.7406 

Total 
Expenditure 

$49.162.569 
$16,924,819 
$66,087,388 

74% 

lndilect and 
IndUced 

Economic IIIJ!!IC! 
$30,795,548 
$74.912,034 
$105,707,582 

lnditect 
Employment 

Impact 
161 

391 
552 

Indirect 
Earnings 
Impact 

$6,180,629 
$15.061.217 
$21,241,846 

Phase I 
$14,322.419 
$4,930,669 

$19.253,088 
74'4 

Tolal 
Economic 

Impact 
sn.754.298 

$189.142.034 
$266,896,332 

$7,131,475 
$17.378.278 
$24,509.752 

Total 
Employment 
lmpact (8/) 

351 

854 
1,205 

Total 
Earnings 

Impact (101) 
$14.526,064 
$35,397,725 
$49,923,789 

Phase II 
$34,840,150 
$11,994.150 
$46,834.300 

74"'4 

1/Values based on hard coosbuction costs only. Excludes d coosWction 00618 8UCf1 as land value. 
A&E. oontingency, fin.ancing, legal, Insurance, taxes. ee:. 

2/1993 Ratios-Urban Land Institute 
31 May 2004 Bureau d Labor Statistics Oocupational wage Estimate$ for Construction Sedor 

for llsttid cl Columbia; inflated 3 percent to 2005 dollars 
411997 capital MeCro Output Multiplier for Construction Sedor (new residential garden and trigh rise apartments). 

RIMS II Model. Bureau 0( Et:onomicAnalysis 
5I Disposable lnoome was 89.2'4 d Personal Income as d August 2004 (ll!llised), Bureau or Economic Analysis 
61 Consumption Expencfltures was 95.8'4 d Osposable Income as or August 2004 (revised}, Bureau d Eoonornic Analysis 
7/1997 capital Metro Employment Multiplier Estimates Per $1 Mitllon Income for Construction Sedor, RIMS II Model 
8/ Ditect, Indirect and lnduoed Employment 
9/ 1997 capital MeCro Earnings MuiHpller for Construction Sedor, RIMS II Model 
101 Direct, Indirect. and Induced Earnings 

SoorteS: Basile Baumann Prost & A~les. Buteau of E=nomic Analysis. Bursau d Labor Sfatk;tic;s, UrOan Land Institute 
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Table6 
Preliminary Evaluation of Economic Impact 

Union Place PUD - 200 K Street, NE: Residential 

Annual Employment Estimate Worksheet 
2005 Dollars 

Average Annual 
Wage Per FTE Est. Total Annual 

Job Class1f1cat1on ( 1,) No. of FTE (21) (31) 

Grounds Maintenance 2 $28,665 

ParKing/Security 4 $28,108 
Facility Maintenance & Repair 2 $37,878 

Total 8 $30,690 

Source Notes 
1/ Estimated type and number of FTEs provided by The Cohen Companies 
21 FTE indicates "full-time equivalenr·, working 2,080 hours annually 

Wages 

$57,331 
$112,433 
$75,755 

$245,519 

3/ May 2004 Bureau of Labor Statistics Occupational Wage Estimates for District 

of Columbia; inflated 3% to 2005 dollars 

Sources: Basile Baumann Prost & Associates, The Cohen Companies 

ZONING COMMISSION
District of Columbia

Case No. 05-36
11



Table 7 
Preliminary Evaluation of Economic Impact 
Union Place PUD - 200 K street, NE: Retail 

Emri•'Y"P~ 1 FTEI 1 1 1 

PHASE I 
!Specialty 
Restaurant 
TOTAL 

PHASED 
Specialty 
Restaurant 
Daycare Center 
TOTAL 

-iUb CJ.J, ..... dll .1tH.Jr1 I:. I NLI Llf FTE 

PHASE I 
Specialty 3 
Restaurant 11 
Subtotal 1. 
Total Weighted Waae A veraSJI! Per Hour 

PHASE U 
Specialty 9 
Restaurant 32 
Daycare Center 8 
Subeotal ., 
Total Weighted Waae Average Per Hour 

Source Notes 

Annual Employment Estimate Wor1<sheet 
2005 Dolla.rs 

"TE p•·r Nn ,j 

1 000 SF GSF Employ.ct>~ 12 I 

2 1.609 3 
7 1,609 11 

3.2f7 f. 

2 4 ,500 9 
7 4 ,500 32 

3 ,000 8 
1,000 a 

~rl'llJ,ll ~ ..,,.r l<Jt" '"1 'l,rl~ 

H, ur~ T ,Jt.ll Huur ... ~V.1ge 

2,080 6 ,691 $12.99 
2 ,080 23,420 $10.30 

30,111 

2 ,080 18,720 $12.99 
2.080 65,520 $10.30 
2,080 16,640 $9.02 

100,880 

1/ FTE indicates "full-time equivalent", worldng 2,080 hours annually 

.l, .. er3qe Annu.1J 

W3ge 14 1 

$27,011 
$21 ,424 

$27,011 
$21,424 
$18,762 

21 Employee staffing per square foot based on industry standards and comparable projects in area 
31 Specialty retaU employee staffing estimated at 20% managers and 80'!6 sales professionals 

Tot.1 Anr,u.ll 

~.~, .ltjt:~ 

$86,896 
$241 ,225 
$328,121 
$10.90 

$243,102 
$674.861 
$150,093 

$1,G68,051 
$10.59 

Restaurant employee staffing estimated at 40'!6 waiters, 20% bussers, 5'!6 managers, 5'!6 chefs, 20% cooks & 10'!6 hostesses 
Based on indusby standards and COfll)Brable projects in area 

41 May 2004 Bureau of Labor Slatistics Occupational Wage Estimaii8S for Washington, DC; 
Wage estimates for General Retail Managers/Sales and Restaurant Managers/Staff; figures inflated 3'!6 to 2005 dollars 

Souroes: Basie Baumann Prost & Associates. Bureau of ubor St.tisDcs, The Cohen Companies 
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Table 8 
PreJiminary Ev~Juation. of Economic Impact 

Union Place PUD - 200 K street, NE 

Residential Household Income Estimates 
2005 Dollars 

Base Sale Pnce Park1ng Cost Per Total Est Sales 

Type Un1ts HH 1 I Unit (2 1 Pnce 

PHASE I PHASE II 
Market Affordable Market 

No. of Units/HH 174 28 450 
Base Sales Price (1/) $484,319 $611,865 
Parking Sales Prioe per Unit (21) $25,000 $25,000 
Est Total Sales Price $509,319 $636,865 
Down Payment $101 ,864 $127,373 
Mortgage Principal $407,455 $509,492 
Monthly Mortgage (31) $3,104 $1,334 $3,882 
Annual Household Expenditure $37,250 $16,003 $46,578 
Condominium Fee per month (4/) $250 $250 
Est. Property Taxes (annual) (51) $4,525 $5,749 
Total Household Annual Expenditure $44,IT4 $16,003 $55,327 
Est. Household Income (61) $159,909 $57,152 $197,597 
Total Household Income $27,824,122 $1,600,256 $88,918,627 

Source Notes 
1/ Sales price per unit estimated at $550 per square foot; figures provided by The Cohen Companies 

21 Parking cost per unit provided by The Cohen Companies 

Affordable 
50 

$1 ,334 
$16,003 

$16,003 
$57,152 

$2,857,600 

31 Monthly mortgage payment estimated based upon a 7 percent interest rate, 20 percent down payment, 30 year term 
Affordable expense based on 28% of gross average household income of $57,152 which represents 

80'!(, of AMI for household of 2 established by HUD 
4/ Est. condominium fees provided by BBP Associates; fee for affordable units undetermined at this time 

5I Est. property taxes based on sales price per unit less homestead deduction ($38,000) x $0.96/$100 value 
Property taxes for affordable units undetermined at present time 

61 Assumes household payment (mortgage, condo fee, property taxes) are 28% of annual household income 

Source: Basile Bauman Prost Associates, The Cohen Companies 
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TableS 
Preliminary Evaluation of Economic Impact 

Union Place PUD • 200 K Street, NE: Residential 

Employment and Expenditure Impacts: Amual Operations (At Build-Out) 
2006 Dollars 

1 Estimated Annual Earnmgs lmp.lct;.- Permanent Employment Household> 

Factor 
PHASE I 

Households - Market 
Households -Affordable 
On-Site Management 
PHASE II 
Households - Market 
Households -Affordable 

Output Type 
PHASE I 
Households - Market 
Households - Affordable 
On-Site Management 
PHASE II 
Households - Market 
Households - Affordable 

Total Households ~HH) I FTE 

174 
28 
8 

450 
50 

Total 
HH Income I Earnings 

$27.824.122 
$1.600,256 
$245,519 

$88,918,627 
$2,857,600 

3 Total Employment Houset10ld Impacts 

Total 
Ou1putType 
PHASE I 

HH Income I Earnings 

Households -Market $27,824,122 
Households - Affordable $1,600.256 
On-Site Management $245,519 
PHASE II 
Households - Market $88,918,627 
Households - Affordable $2,857,600 

.l Tot~ll Earnmg.::; Impacts 

Total 
Output Type HH Income I Earnings 
PHASE I 
Households - Market $27,824.122 
Households - Alford able $1,600,256 
On-Site Management $245,519 
PHASE H 
Households- Market $88,918,627 
Households- Affordable $2,857.600 

Source Notes 
11 Welghted average for all employees and households 

TotaiFTE 
Jobs/HH 

174 
28 
8 

450 
50 

Average 
HH lncome/Eamin!!s {1/) 

$159,909 
$57.152 
$30,690 

$197,597 
$57.152 

Disposable 
HH Income I Eam"'!!s (21) 

$24,819,117 
$1,427.428 
$219,003 

$79,315,415 
$2,548.979 

Employment 
Multiplier (41) 

e 

10.6 
10.6 

1.1868 

10.6 
10.6 

Earnings 
Multiplier (61) 

0.2517 
0.2517 
1.3983 

0.2517 
0.2517 

21 Disposable Income was 89.2% of Personal Income as of August 2004 (revised), Bureau of Economic Analysis 

Employment 
Impact 

295 
17 
1 

943 
295 

Indirect 
Earnings 
Impact 

$7,003,332 
$402,784 
$97,790 

$2:2,380,818 
$719.258 

31 Consumption Expenditures was 95.8% of Disposable Income as of August 2004 (revised), Bureau of Economic Analysis 
4/1997 Capital Metro Employment Multiplier Estimates Per $1 MUiion Income for Households and Services Sector, RIMS II Model 

5I Direct, Indirect and Induced Employment 
6/1997 Capital Metro Earnings Multiplier for Households and Services Sector, RIMS II Model 
71 Direct, Indirect, and Induced Earnings 

Souroes: Basile Baumann Prost & Associates. Bureau of Economic Ana~ Bureau of Labor statislics 

Total 
HH Income/Earnings 

$27.824,122 
$1.600.256 
$245,519 

$88,918,627 
$2,857,600 

Consumption 
Expenditures (31) 

S23,n6,714 
$1,367,476 
$209,805 

$75,984,168 
$2,441,922 

Employment 
loyact (5/) 

295 
17 
9 

943 
295 

Total 
Earnings 

lmpact(71) 

$7,003,332 
$402,784 
$343,309 

$2:2,380,818 
$719,258 
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Table 10 
Preliminary Evaluation of Economic Impact 
Union Place PUD -200 K Street, NE: Retail 

Employment and Expenditure Impacts: Annual Operations (At Build-Out) 
2005 Dollars 

1 Estrmated Annual Earnmgs Impacts- Perman£>nt Employmenl 

Factor 
Phase I Retail 
Phase II Retail 

2 EKpend•ture Impacts 

Output Type 
Phase I Retail 
Phase II Retail 

3 Totdl Employment Impacts 

Output Type 
Phase I Retail 
Phase II RetaH 

4 Total Earn111gs Impacts 

Ou1putType 
Phase I Retail 
Phase II RetaR 

Source Notes 

Total FTE 
14 
49 

Total Annual 
Earnings 

$328,121 
$1 ,099,290 

Total FTE 
Jobs 
14 
49 

Total 
Annual Earnings 

$328,121 
$1 ,099,290 

1/ Weighted average for all employees 

Average 
Earnings/Hr. (1 /) 

$10.90 
$10.90 

Disposable 
Earnings (21) 

$292,684 
$980,566 

Employment 
Multiplier (41) 

1.3676 
1.3676 

Earnings 
Multiplier (61) 

1.5643 
1.5643 

Indirect 
Employment 

Impact 
5 
18 

Indirect 
Earnings 
Impact 

$185,159 
$620,329 

21 Disposable Income was 89.2% of Personal Income as of August 2004 (revised), Bureau of Economic Analysis 

Total Annual 
Earnings 

$328,121 
$1 ,099,290 

Consumption 
Expenditures (31) 

$280,391 
$939,383 

Total 
Employment 
Impact (51) 

20 
66 

Total 
Earnings 

Impact (71) 
$513,280 

$1 ,719,619 

31 Consumption -Expendit~;~res was 95.-8% ·of-Disposable ~ncome as·of August 2004 ·(revised), -Bureau of -Economic Analysis 
411997 Capital Metro Employment Multiplier Estimates Per $1 Million Income tor Services Sector, RIMS II Model 
5I Direct, Indirect and Induced Employment 
6/ 1997 Capital Metro Earnings Multiplier tor Retail Trade Sector, RIMS II Model 
71 Direct, Indirect, and Induced Earnings 

Sources: Basile Baumann Prost & Associates, Bureau of Economic Analysis, Bureau of Labor Statistics 
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£31\SLL INF 
E· IIIII ,,, d 

Nund~t•J •)I 
Pt•fHHir'\~/fll~t· l C.lll'ljltl' r rE .J .. I•·. 

PHASE I 
Construction Workera • Project 190 
A&E legal, marketing and promotion (71) 

Subtotal 190 
PHASE II 
Conatructlon Workera • Project 463 
A&E legal marketing and promotion (71) 

Subtotal 483 
Total 853 

SOy ret Nottt 
1/ See tables on preliminary economic Impact or conatruct.lon 

Table 11 
Preliminary Evaluation of Economic Impact 

Union Pl.ce PUD • 200 K Street, NE 

Income Tax Recelpta • Conatructlon Period 
2005 Dollara 

[ '- lllll.llt•d A-.'-.IH!It d 

Ani Ill II St.tlltl.lltl 

A\Picllll' V'/. Hjl''-. P~>l [), d!lt lu Ill'.., 

•JV.oq•·'H•HII (1 I f T l J<>IJ 12 I Po·o ~ ol•·o (l) 

$21 .12 $43,923 $3,370 

$21 .12 $43,923 $3,370 

21 Annual wages for a full-time job are estimated by multiplying average wage by 2080 houra 
31 Aaaumea one Standard Deduction of $2,000, One Peraonal Exemption of $1 ,370 
41 Taxable Income taken ae Estimated Annual Wagea - Aatumed Standard Deductions 
51 Percent District realdenta baaed on comparable projects In region 
6/lncome taxes for these taxable Income ranges are estimated at 9.5% of taxable Income > $20,000 
71 Labor Income estimated at 1/3 of eoft costa for A&E, legal, marketing and promotion, etc. 

Sources: Basile Baumann Prost & Associates, The Cohen Companies, DC Offlce of Finance end Revenue 

r ,1 ""·•I• " l·,llln.olt .. l 131\SELINE 
lrHII 1 idt!dl Trll.ol p,.ll t•JII Ro·.ol o·o·d 

1 .t • II d•· l.o•.ol> lo• [)o•.lo" I T.l•t ~ 
1!11 I IIIII' (·l' I!H (Jill• R•--.l! )o•nl·. (5') OISTHIC:T lli') 

$40,553 $7,705,135 35% $256,196 
$3,799,408 35% $126,330 
11 504,542 $382,528 

$40,553 $18,776,197 35% $824,309 
$28 423,320 35% $945075 
S47, 199,517 $1.569,384 
$158 704 080 $1,851 810 
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E-..ttlll,th ·I 

rJIIIlliJt•f 11f 

Table 12 
Preliminary Evaluation of Economic Impact 

Union Place PUD • 200 K Street, NE 

Income Tax Receipts· Annual Operations (At Bull G-Out) 
2005 Dollars 

E'-.lntLtlt·d 

f\v, I,Hp f,IIIIIJ,tl f .tllliiHJ, A.·,•.ulllt d 

E.untnq...,,Hilltr p,., r TE D· dill IHI(I', 

E ·.t un.tlt d 
lndt'.'llhJ.tll HH 

E111pl• •v··•·rl 1<11• -..~·lltJ id C.tlt qor 1 FTE .Jot>•. 'HH ,, ) "" HIU•· p,., HH p,., Flit•! HHicl T.P .IIJ!t· IJH Olllt (3) 

PHASI 
Households • Marl<et 114 $159,909 $44,135 $115,774 
Households • Affordable 28 $57,152 $15,774 $41,378 
On-Site Managemeni/Parl<ing 8 $14.75 $30,690 $8,470 $22,219 
Retail 14 $10.90 $22666 $3,370 $19,296 

Subtotal 224 
PHAIIII 
Households • Marf<et 450 $197,597 $54,537 $143,060 
Households • Affordable 50 $57,152 $15,774 $41 ,378 
Rel.ail 49 $10.90 $22,666 $3370 $19,296 

Subtotal 548 
Total 773 

Source Nqtll 
1/ See tables on preliminary economic impact of operations (al build out) 
21 Residential On-Site Management: aaaumes deduction of 27.6% of gross lnoome 

Residential Households: aaaumes deduction for mortgage Interest and property taxes and $3,370 In other deductions, or approx. 27.6% of gro•lnoome 
Retan Employees: aasumes standard deduction of $3,370 

31 Taxable lnoome taken as Estimated Annual Wages· A•umed Standard Deductions 
41 Percent District resldlents 86tlmeted based on oomparable projects In region 
5I Income texas for these taxable Income ranges are estimated at 9.5% of taxable Income > $20,000 

Sources: BBs/19 Baumann Prost & Associates, DC OfflofJ of Finance and Revenue 

B/ISELitlE 

[ •,l lfll.tkd p,.,l t 111 Rt·.lll!• II 
T I II. II T .l (,11>1· Dt•,ftft t T.HY', 

IIH Ollll' H•·•.111t nt ·.( f 1 DISTHICT I'>) 

$20,144,664 100% $1,913,743 
$1,158,585 100% $110,066 
$177,756 50% $8,443 
$279,33!5 60% $15,922 

$21 780,341 $2,048,174 

$84,377,066 100% $8,115,823 
$2,068,902 100% $196,546 
$935,845 60% $53,343 

se7,sat,m $1,3M,712 
581,142173 $8~13881 
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PHASE I 
Residertiai-Market 
Residertiai-Affordable 
Retai 
Parki~ (r&Sidential) 

Subtobal 
PHASE I 
Residential-Market 
Residertiai-Aifottlable 
Retai 
Daycare Center 
Parking (residential) 

Subtotal 

Source Notes 

Table 13 
Preliminary Evaluation of E.conomic Impact 

Union Place PlJ) - 200 K Street, NE 

Real Property Tax Impacts: Annual Operations (At Build-Out) 
2006 Dollars 

S 1 t·.lLit SF ~~(' GT11h E-..· r.Ltr~ .. ~.I'd- E~l r.,.uh· · 
P..1rl-,1ng Sp.lLt .... j)•"'l Unit 1 I \.,lllot: E.-,~ ,.. ,::} X. ~lll It. \ 11 tlt 

174 $484,319 $84,271,550 $84,271,550 
28 $238,070 $6,665,952 $6,665,952 

3,217 $327 $1,050,887 $1,050,887 
177 $25,000 $4,425.000 $4,425,000 

$96,413,389 $96,413,389 

450 $611,865 $275,339,350 $275,339,350 
50 $272.358 $13,617,923 $13,617.923 

9 .000 $327 $2.940,000 $2.940,000 
3,000 $140 $420,000 $420,000 
528 $25,000 $13.200,000 $13,200,000 

$305,517,273 $305,517,273 

1/ Estimated market values per unl figures provided by The Cohen Companies unless otherwise noted 

--.!., R lh· ;w• 

~' oc 2 

$0.96 
$1.85 
$1.85 
$0.96 

$0.96 
$1.85 
$1.85 
$1.85 
$0.96 

Est market value for residertial-market estimated at $550 per square foot and for residertial-al'fordable at $250 per square foot 
Est market value for retail based on income approa.ch to valuation ($42 psf less 30'!fo expense captalized at 9 percent) 
Est market value for claycare certer based on income approach to valuation ($18 psf less 30'16 expenses caplalized at ~) 
Market value for parki~ estimated at $25,000 sales price per parking space 

21 Ratles are for fiscal year 200:5 for Disbict; irlormation obtained from District Office of the Chief F11'18nc:ial Officer 

Sourr:es: Basile Bat.m811n F'ro$t & A.s.sociates, DC Office of the Chief Financktl Officer, The Cohen Companies 

E ... ! Rt'.lltlt~t.J T.n.t.."·:o 

$809,007 
$123,320 
$19,441 
$42,480 
$994,.248 

$2.643,258 
$251,932 
$54,390 
$7.770 

$126,720 
$3,084,069 
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Table. 14 
Preliminary Evaluation-of E-conomic Impact 

Union Place PUO -200 K Street, NE 

Direct Sales Tax Impacts: Construction Period and Annual Operations (At Build-Out) 
2005 Dollars 

Constructton Penod 

Estimated Percent Estimated District 

Phase I -Regional Material Purchases (11) 

Phase II - Regional Material Purchases 

Source Notes 

Direct Expenditures 

$14,322,419 

$34,840,150 

5.75% 
10.00% 

Made in District 

10% 
10% 

1/ Regional Purchases are taken, per national averages, to represent 25% of contract construction work 
21 utilizes 5. 75% sales tax 
3/ Total taxable sales based on sales per square foot estimates provided by The Cohen Companies 

Sales Tax Revenues (21) 

$82,354 

$348,402 

Sources: Basile Baumann P/"O$l & Associates, The Cohen Companies, DC Office of Finance and Revenue 
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Work RPI.riPrl Imp,,. h- Cons11111 Iron Work•·rs 

Conetrucl.lon Worl<ers 
Total 

Retail Expenditure Per Employee Per Year In DC 
Total Retail Sales In District 

Retail Sales (20" of seles) 
Food end Drink Sales {80" of ules) 

Estimated Indirect Sales Tax Revenue to District 
Retail Sales T1x (5. 75% tex rate) 
Restaurant Slles Tttx (10" t•x rate) 

Eatlmated Indirect Sa lea Tax Revenue to Dlatrlct 

R•·~Hif'llfl.tl R~>l.tfPd lrnp,lt t'-. · Cclll'·fiiH t1111t Wn!kf'IS. 

PHASE I 
PHASE II 
Total -'· -J 

Total Retail Salea ln District 
Retell Se/es (20% of sales) 
Food end ()rink Seles (80" of se/esJ 

Estimated Indirect Sales Tax Revenue to District 
Retail Sales Tax (5. 75% tax rete) 
Restaurant Se/es rex (10% tax rete) 

Eatlmated Indirect Salea Tax Revenue to Dlatrlct 

Soyrce Notea 

Table 15 
Preliminary Evaluation of Economic Impact 

Union Place PUD • 200 K Street, NE 

lndlrec1 Sales Tax Impacts: Construction Period (Annually) 
2005 Dollars 

PHASE I PHASE II 

FTE FTE 
190 463 
190 483 

$500 $500 
$95,000 $231,500 
$19,000 ~.300 
$76000 $185 200 

$1 ,093 $2,682 
$7000 $18 520 
$8,893 $21,182 

Total Pen:ent Number of 
Consumption District District 

FTE Expendtturea Realdenta (21) Residents 
190 $7,131,475 35% 67 
463 $17,378,278 35% 162 
853 $241109 752 229 

PHASE I PHASE II 
$1 ,248,008 $3,041,199 
$249,602 $608,240 
$998,406 $2,432959 

$14,352 $34,974 
$99 841 $243296 

$114183 $278270 

Conaumption Percent Retail 
Expenditures Expenditures 

for District Realdents In District 
$2,496,016 50% 
$6,082,397 50% 
S8 878,413 

1/ lndlrect sales tax revenue to District Ia olf-aite sales tax revenues generated as a result of purchaaea made by project occupants and employees In olf-aite District localiona 
21 Estimated percent District residents baaed on 2000 Census Joumey to Work commuting patterns for Dlltrlct workers and workers residing In the Washington, DC MSA 

Sources: Bes//e Baumann Prost & Associates, The Cohen Companies, DC omce of Flnence and Reveroe, US Census Bureeu, US Department of Trensportatlon 

Total 
Retail Sales 
$1 ,248,008 
$3,041199 
$4289 207 

ZONING COMMISSION
District of Columbia

Case No. 05-36
11



Table 16 
Preliminary EValUatiOn of economic Impact 

Union Plac:e PUO ·:ZOO K StrMI. NE 

lnd!Act Sates Tax Impacts: A nn1131 Operations (At Bu ild-out) (11) 
2005 OollaiS 

rl.._ .... t t ~~ .1 ... Pd!..Sf .... ,..._...... .... 
Number of Households 174 28 450 
Household ConsUIT'¢on Expendillns 523.n6.714 $1,387,4711 $75,984,188 
Pen:ent Retail Expenditures in Oislrict ~ ~ ~ 

otal Reid Sales in Diltnct (21) $11,888,357 $1183,738 $37,1192,084 
Re111H Sales {110% ol»>es) Sl1,510,681l ~.!1!11 S30,3!13,ISIJ7 
Food end Drink Sales (2!1'J' ol $11/es} S2.Jn.ll11 $130.748 $7,5!18, 417 

Esllrnaled lnditect Sales Tax R_..ue to Ois1riet 
Retail Sales Tu {5.75% tax nate) S541l,Bil4 $31,452 S1,747,ts311 
Re&l.ftllt Sltles Tex (10' tax ntle) S237,71l1 S13,1l15 $75!1,842 

EatllllaiM llldhKt Salle Tax R.wnue to District 1714132 145.127 $2.507,471 

FTE FTE 
Resoclenlial Statrng 8 
Ret811/Dayca<e Center 14 49 
TCII&I 22 41 
Retal Expendi!l.n Per~ Per Yew in DC $500 $500 
~otal R.-ll Expendilures In Oislrict $11.238 524,250 

Retail Sales (20% ol sele&) $2.248 $4,~ 

Food end Drink Sales (BO'Jf. of sa/Its} $8.!1!11 $1!1.400 
Es1Jnwted lncllrec:t Sales Tax Revenue to Dislnel 

RebJil Sales Tu (5. 75% tax tabt) $129 5279 
Reatnnt S.les Tex (10' tax ntte) $899 $1 ,940 

&llluiM IDdftct s.... Tax Rewaue to District $1,028 SU1t 
·~ 

Total ~ 

Consun"4'Jb0n OISinct 

FTE Ex~res Residenls (31) 
PllaM I 
Resdenllal Sta!ling 8 $209,805 ~ 

Retal 14 $280,391 80'11. 
~ 22 S410,1M I 

PIIUe ft 
Center ., $e31,313 Sl'l 

&ill total " sun.nll 
TOTAL 116 $2..c11.171 

PHASE. I PHASE. I 
otal Retail ExpendCures in Oislrict $122,912 $211,361 

Ret11H Sale3 (20% ol ales) $24,582 $42,272 
Food end Drink Se/es (80' of $Illes} $98,329 $169,089 

Eslimaled lndnct Sales Tax R~ to Olslrict 
Reblil Sale3 Tex (5.75% tax rete) $1 ,413 $2.431 
Rut.utant S.IN Tu (10' tax fllle}~· $9,833 $18,909 

EstlnlaMcllndiiKt Salle Tax R.wnue to District $11,246 $11.340 

Soun:e Notes 

or .. M.Sf I 

AI'IDnMIIIe 
50 

$2.441 ,922 
50'11. 

$1.220,961 
Sl171l,71ll1 
$244,1!12 

S5ll, 164 
$24,41!1 
110,513 

Percent I Total 
RMM Expendrtlns RMM 

tn0-(41) Sales 

45"' I $47,208 
45'11. $75,708 

I $122,112 

45!. $211 361 
$4ll7114 
$5111,011 

1/lndirec:t sales tax revenue to Disttict is oli-n sales lax revenues generaled as a resut of~ made by ptOjec:t occupants and ~- In oll-618 0is1ric:t loc8tior 
21 E5limallld retail and -urent ales ratios based on sl8listlcs pi'Oiflded by NldionaJ Restaurant Assoc:i8tion and DC Oflioe of Planning 
31 Estimaled petcont Oistrltt residents based on 2000 Census Journey to Wor1l commuting patterns for Oislritt ~and worlcefs residing In lhe Washington, DC MSA 
41 Adjusted for 'M)I'I( related expenditures made by project employees 

SoinlN: S.Sile S.utrenn Awl & Assoclttes, The Cch«< ~ DC Off'rce ol Finance end Rlwenue, US CaMus &.twu, US Depertment of T,..MpcrlatJon 
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Source Notes 

Table 17 
Preliminary Evaluation of Economic Impact 

Union Place PUD - 200 K Street. NE 

Estimated~ Franchise Tax Impacts: Annual Operations (AtBu~ut) 

2006 Dollars 

1/ calculated for relail operations. Taxable income estimated to be 1 percent of gross revenues 

Sources: Basile Baumann Prost & Assoc.ia!Bs, The Cohen Companies, DC Office of Finance 8lld Revenue 
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Table18 
Preliminary Evallllltlon d6couomle I~ 

Union Place PUD- 200 K sv.at, NE 

Personal Property Tax lmpects: Annual Operations (At Build-Out) 
211105 Dollar'S 

r-otal Estimated Project Real Property Value (Retai Only) (11) 
Assumed Ratio or Real Propef'ly to Personal Property (21) 
Estimated Personal Property Value 

Aqusted Estimate-Personal Property Assessable (31) 

Tax Rate ror Personal Prope.rty (41) 
TaQI ,..,._.. Property T- ~ 

Source Noms 
1/ Based on market/assessed value of property and I~ or project components for retaH orq 

:»HASE I 

$1,050,887 
10'M. 

$105,089 

$78,817 

$3.40 
$2,180 

21 Based on ratio or estimated real property tax collections ID personal property tax collections- D.C. Office of Fln8nce and Revenue 
3/ 75% of personal property considered assessable (accourts for depreciation) 
41 Per $1 00 of assessed value 

~H:..SEJ 

$3,360,000 
10CM. 

$336,000 

$252,000 

$3.40 
sa,sea 
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