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Fiscal Impact Overview 
Green Door Advisors (“GDA”) was retained by Vision McMillan Partners (“VMP”) to conduct a fiscal and 
economic impact analysis of the proposed redevelopment of the historic McMillan Reservoir.  GDA is an urban 
focused, full-service real estate advisory firm that provides comprehensive advisory services to small and mid-
scale developers, public sector and non-profit clients, institutions and others working in the increasingly 
complex urban and emerging markets.  Green Door Advisors is a District-certified CBE and LSDBE firm. 

The proposed redevelopment is located on a 25-acre site in Northwest DC that has been designated as a 
historic landmark, and some of the historic resources of the site will be maintained as the site is redeveloped.  
The site is also located proximate to a number of key institutional assets, including the Armed Forces Retirement 
Homes (AFRH Washington DC), the VA Hospital, Washington Hospital Center, Children’s Medical Center, and 
Howard University.  As proposed, the redevelopment will include townhomes, condominiums, market rate and 
affordable rental apartments, market rate and affordable senior apartments, retail, restaurants, grocery, 
medical office, a hotel, and a substantial amount of open space. 

GDA analyzed the fiscal and economic benefits of the proposed redevelopment plan to the District of 
Columbia over a 30-year period, from 2012 to 2041.  This analysis took account of all relevant categories of 
District of Columbia revenues and expenditures expected to be received and incurred as a result of the 
redevelopment.  These revenues and expenditures were incorporated into a detailed model to provide the 
overall net fiscal impact of the development over the 30-year period.  The assumptions used for the fiscal 
impact analysis were based on inputs from the District of Columbia FY 2010 Budget, as well as assumptions from 
the District of Columbia Office of Tax and Revenue, Claritas, 2000 U.S. Census, Bureau of Labor Statistics (BLS), 
independent third-party market studies, and VMP. 

The fiscal impact analysis performed by GDA was based upon the preliminary development plan developed 
by VMP in conjunction with the District and the community (outlined below).  The ultimate development plan 
for the project is still in the process of being developed and, once a final development program has been 
determined GDA will re-perform this analysis based upon the final plan.  The analysis presented below, while 
preliminary in nature, serves to provide a useful baseline and will help interested stakeholders understand the 
magnitude of the economic impact that this project stands to make on the surrounding neighborhoods and 
the District as a whole.   
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Development Program 
The proposed development program includes 760 residential units, of which 138 are affordable, 440,000 square 
feet of medical office space, a hotel, grocery store, and 20,000 square feet of retail and restaurants.  The 
detailed development program is included in Exhibit 6 and the following table. 

Proposed Development Program for McMillan Reservoir Redevelopmen   
VMP 

  

Program Delivery (GSF, Units, Keys) Phase 1 Phase 2 Phase 3 TOTAL 

For-Rent Residential     

 Apartments – Market Rate - 161 112 273 
 Apartments – ADU - 18 13 31 
 Senior Affordable - 79 - 79 
 Senior Market Rate Apt. - 100 - 100 

For-Sale Residential     

 Townhomes – Market Rate 87 20 77 184 
 Townhomes – ADU 10 2 9 21 
 Condo – Market Rate - - 65 65 
 Condo – ADU - - 7 7 

Commercial     

 Office 140,000 150,000 150,000 440,000 
 Retail Pads 1 & 2, Non-Restaurant 17,000 - - 17,000 
 Restaurants – Pads 1 & 2 3,000 - - 3,000 
 Retail [Grocery] - 63,000 - 63,000 
 Hotel 175 - - 175 

Total Residential Units 97 380 283 760 
Total Commercial GSF 160,000 213,000 150,000 523,000 
Total Hotel Keys 175 - - 175 

 



VISION MCMILLAN PARTNERS 

Summary of Fiscal Impact Analysis Results 
The results from our detailed model 
show that the redevelopment of the 
McMillan Reservoir site will have a 
positive fiscal impact on the District of 
Columbia. The total net fiscal impact 
of the proposed redevelopment for 
the 30-year period 2012-2041 will be 
$513.0 million for the District of 
Columbia (see table below and 
Exhibits 1 and 2). 

Based on this analysis and 
assumptions, the redevelopment 
program will generate $756.6 million in 
revenues and $243.5 million in 
expenditures over the 30-year period 
(2012-2041) for The District of 
Columbia. The favorable net fiscal 
impact of the proposed redevelopment is primarily due to revenue generated by personal income taxes, real 
property taxes, and miscellaneous revenues. 

Summary of Fiscal Impact Analysis Results, 2012-
2041   

GENERAL FUND $ % 

REVENUES   

 Real Property Tax $214,845,100 28% 
 Personal Property Tax 21,515,600 3% 
 Sales Tax 57,921,600 8% 
 Meals Tax 12,352,800 2% 
 Hotel Tax 43,934,500 6% 
 Deed Recordation/Transfer Tax 14,747,600 2% 
 Income Tax 274,368,700 36% 
 Miscellaneous Revenues 116,867,400 15% 
 TOTAL $756,553,300 100% 

EXPENDITURES   
 Misc./Non-Educational Operating 

Expenditures 
$100,030,800 41% 

 Capital Expenditures 73,220,000 30% 
 Educational Expenditures 70,270,100 29% 
 TOTAL $243,520,900 100% 

TOTAL NET FISCAL IMPACT $513,032,400  
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Job Creation 

The redevelopment of the McMillan Reservoir will also have a positive economic impact in the form of new job 
creation in the District of Columbia.  GDA estimates that at project build-out, approximately 1,584 new 
permanent jobs will be created as a consequence of the on-site commercial development.  Of the 1,584 total 
new employees, 69 are hotel employees, 195 are retail, restaurant and grocery employees, and 1,320 are 
medical office employees.  In addition to these new full-time jobs, the project development will also create 
1,812 construction jobs created during the construction phase of the project.  The following chart shows the 
estimated average income of future McMillan employees, based on the Bureau of Labor Statistics average 
annual industry-specific wages for employees in the District. 

The largest category of permanent 
jobs will likely be generated by the 
healthcare uses envisioned for the 
site.  While the specific type and 
nature of these jobs will not be known 
until later in the development process, 
the development team’s current 
vision for the medical uses on the site 
include a medical campus that could 
incorporate ambulatory, clinical, 
research, medical office, educational, 
and ancillary uses. 

These varying types of medical uses would generate employment opportunities that cover a broad range of 
educational requirements from entry-level aides and assistants requiring only a high school diploma or 
vocational certifications to physicians requiring a degree from medical school.  Some of the potential jobs that 
could be generated by the medical developments on the site include (but are not limited to): 

 Education Level  

Position 

College
/ 

Universit
y 

Communit
y/ 

Jr. College 

Vocational
/ 

Certificatio
n 

High 
School 

Diploma 
Average 

Salary 
Physician/Surgeon X    $163,705 
Registered Nurse X X X  64,748 
Therapist X X   60,255 
Clinical Laboratory Technologist/Technician X X X  41,654 
Medical & Clinical Laboratory Technologist X X X  53,700 
Medical & Clinical Laboratory Technician X X X  34,557 
Diagnostic Related Technologist/Technician X X X  55,093 
Radiologic Technologist/Technician X X X  51,780 
Health Diagnosing & Treating Practitioner 
Support Tech 

X X X X 35,977 

Pharmacy Technician X X X X 34,963 
Licensed Practical/Licensed Vocational Nurse    X 34,963 

Estimated Jobs Created through McMillan Redevelopment 

 Number Estimated 
Avg. 

% DC 
Residents 

Land Use of Jobs Income (estimated) 

Retail & Restaurant 195 $30,000 85% 
Medical Office 1,320 76,000 35% 
Hotel 69 43,000 75% 
Construction 1,812 70,000 40% 

TOTAL DIRECT JOBS 3,396   
Indirect Jobs 520   
TOTAL DIRECT & INDIRECT 3,916   
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Nursing/Psychiatric/Home Health Aide X X X X 24,648 
Nursing Aide/Orderly/Attendant    X 24,960 
Misc. Healthcare Support Occupations    X 30,345 
Medical Assistant    X 30,879 
 


