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Abstract 

Washington DC has always been a governmental city first and business second. 

With the recent business growth and continued rise of technological strength from 

DC they are proving to be a worthy candidate for Amazon’s HQ2. Amazon’s HQ2 

has several requirements they are needing from a city before they can make the 

decision of where to move to. They want to know possible site locations, operating 

costs, incentives of why to move to each city, how the selected city will be able to 

provide the transportation and labor requirements for HQ2, and how the city will 

be a good fit for them as far as culture and the community are concerned. Our 

team has dug deep into these requirements from HQ2 and are here to share why 

Washington DC is the best fit for Amazon’s HQ2. Washington DC has many in-

centive programs to offer to the new employees of Amazon HQ2 such as tax 

breaks on income and property, while also offering bonuses for living in DC. 

There are a few site locations in DC but the Navy Yard and Anacostia Riverfront 

stick out as the most promising. These two site locations are just minutes from 

downtown, the major interstate corridors, and even Reagan National Airport. 

THE BIG PICTURE 



 

 Washington D.C. holds the premise for the fast pace 

environment of an elated movement within the business struc-

ture. Due to the stakeholders currently present in the District of 

Columbia the interest within the community holds prospect for 

new investors. With this attitude, in turn the site selection of 

“Amazon Headquarters 2” has turned a few heads towards this 

unlikely location candidate. In the following pages our team 

has collected a variety of goals and data that will lean towards the investment of Amazon HQ2 in Washington 

D.C. 

The mission of this proposal is to provide a rounded outlook of a growing multi-million cooperation in 

the confines of this city. What hidden values does this community have to offer? What tax incentives face a 

new business? This report will look to cover all of the core preferences this company obtains. However, by 

discussing the same criteria, it will provide our investors on the area, with other business opportunities that 

could flourish in the same area as Amazon HQ2. 

In the first few pages, financial founding of plausible locations will be met. How the city will meet 

Amazon with business incentives with other cost breaks. This will in turn lead to how the workforce of Wash-

ington D.C. will be the leading factor to funding growing innovative businesses in the capital. The base of em-

ployment is categorized by the unique demographics of the city. This will lead to the final importance of the 

INTRODUCING  

THE PROPOSAL  

GUIDE 

http://

www.gmproperty.com/

portfolio-office.html 



(ready 2016) 

 

THE HOW AND THE WHY: DATA COLLECTION 



Data Collection 

Invesco is looking to reach a specific metropolitan area for economic business growth. In order to assist 

the client with their needs, a specific analytical approach is used for this  proposal. The choice of a second 

headquarters for Amazon provided a unique example to present the strengths Washington D.C. has to offer. 

In order to justify Washington DC as a prime location for investment over other city strongholds a col-

lection of data and criteria has to be solved for. While using Amazon’s new headquarters site selection as our 

team goal, our base data was used against the criteria Amazon has presented; known as their “core prefer-

ences” (amazon).  

 

Core Preferences Quantity Units Description 

Proximity to popula-

tion center 

30 Miles  

Proximity to Interna-

tional Airport 

Within 45 Minutes  

Access to mass transit At site  Direct access to rail, 

train, subway/metro, 

bus routes 

Proximity to major 

highways and arterial 

roads 

Not more than 1-2 Miles Close to major arterial 

roads to provide opti-

mal access 



The first step in ensure proper measurements are met our team must scout for possible 

locations. The base locations were chosen based on population centers, routes and building re-

quirements for Amazon Headquarters.  Using online Esri map data, a view of the city was 

made to find popular downtown areas. This would hold a collection of restaurants, attractions, 

and office space available. The top two decisions are left to the Capitol Hill District and The 

Navy Yard near the waterfront. 

These two locations were meet by the following data: 

 
 

 WITHIN 30 MILES TO THE 

CENTER OF WASHINGTON 

D.C. 

 A LIMIT OF 40  MINUTES 

TO THE RONALD REAGAN 

WASHINGTON NATIONAL 

AIRPORT 

 EASY ACCESS TO THE 

        I-295 AND I-695/395  

         CORRIDOR 

In order to reach these time lengths, drive time maps were created using google business software, 

and ESRI online data. Using the Navy Yard as the selection point below, a 45 minute drive-time polygon 

was created. This was to visually represent the length of capacity one could reach in Washington DC. 

(Amazon DMV) 



 Other applications were used such as google business for public ability. A collection of 

drive time tests were included to the reaches in Amazon’s requirements. The following shows the 

limit of 40 minutes for most public transportation, and a quick commuter drive time of 11 minutes. 

\  

 From this point, selection of the specific type of site requirements and culture of the sur-

rounding community are taken into account. Capitol Hill holds a well-renowned eye to Washington, 

however, there was a lack of space and of a specific culture of the area. Amazon is considered a new 

age company. The bureaucracy of capital hill held a lack of  community attributes; this includes at-

tractions or restaurants that match Amazon’s employments needs. This left the Navy Yard which 

base requirements of 500,000 sq ft for initial placement would lead to more exploration into the area. 

Intersections of M St SE , New Jersey Ave Se, and First St. SE are the prime location for the Ama-

zon HQ2 location. The following table shows a collection of available building and site locations 

around Washington D.C. For this site location a combination of green space, existing and infill 

buildings will be used (Amazon DMV) 

(Google) 



 

 

 

Current Available Buildings in Navy Yard Square Footage 

600 M St SE 500,000 Sq Ft 

100 M St SE 255,000 Sq Ft 

Anacostia Riverfront Campus Sites Square Footage 

Phase 1 Completed 2019 1.4 Million Sq Ft 

(7) Point River 610,000 Sq Ft 

(9) The Yards: Parcel A 500,000 Sq Ft 

(1) 25 M Street SE 250,000 Sq Ft 

Phase 2 Completed 2022 7.2 Million Sq Ft 

(6) Akridge Buzzard Point 2,400,000 Sq Ft 

(5) DC United 445,000 Sq Ft 

(10) The Yards H, I 770,000 Sq Ft 

(12) Columbian Quarter 1,650,000 Sq Ft 

(9) The Yards, F & G 1,003,000 Sq Ft 

(11) The Yards, F1, G1 & G2 966,000 Sq Ft 

Phase 3 Completed 2022 8.3 Million Sq Ft 

(12) Columbian Quarter 800,000 Sq Ft 

(2) MRP Florida Rock 600,000 Sq Ft 

(4) MRP Buzzard Point 750,000 Sq Ft 

(3) Steuart 1,100,000 Sq Ft 

(8) Pepco Plant 95,000 Sq Ft 

(13) Polar Point 5,000,000 Sq Ft 

(Ramirez 2016) 



The buildings located among the streets mentioned earlier, also extend into a radius all the way to the 

Anacostia Riverfront. 

This area has the possibility to start Amazon HQ2 on a faster rate due to available buildings for initial 

Amazon StartUp. The use of a combination site is to add to the diversity of the culture and the unique options 

for Amazon to continue its predicted growth of 8,000,000 square feet (Amazon).  Allows for the initial em-

ployment and employment to begin, and as Amazon holds base the surrounding greensites can be built on and 

other areas explored within the community. 

(Amazon Esri) 



 Amazon’s need for their employees to prosper in the area also accompanied the choice of 

the Navy Yard and the Anacostia Riverfront as a prime choice. A following list of attractions and 

restaurants were included in our map data analysis. Due to the abundance, an example selection 

of the variety of activities were used in the following table.  

 

(Ready 2016) 

Anacostia Riverwalk 

 Trail 

Recreational 

Washington Trapeze 

School 

  
 

Recreational 

Nationals Park Recreational 

Bonchon Navy Yard Restaurant 

Scarlet Oak Restaurant 

& Bar 

Restaurant 

Courtyard by Marriott 

Washington Capitol 

Leisure 

Bardo Brewing Night Life 

District CrossFit Recreational 

(Ready. 2016) 



 

 The last step to conclude the location analysis was the availability of public and private transportation.  

Included is a list of possible commuter options in the area: 

 From this point the site selection was concluded, while this was the beginning of the core foundation of Amazon 

Headquarters. The company holds a variety of other interests and preferences. These  

“decision drivers” will need to be further explored to provide the real outlook for the promise of  

Washington DC as a  business builder. 

 

 

Navy Yard-Ballpark Station 
 

Navy Yard Bike Sharing Station 

Maryland and Washington DC Department of Transportation (bus routes) 

I-695, I-395 and other major roadways. 

      Allows for individual transport, or other forms of taxi-like application  

      (ubers and lyft.) 
 



 

 

DESCRIBING THE METHOD: ANALYTICAL RESULTS  

 In selecting the best site within our city, our team analyzed several aspects of the city as a whole, and 

what it has to offer in the realms of: incentives (financial and tax-based), labor force capabilities, city logis-

tics, sites/buildings, how long it will take to begin phase one of construction in Washington D.C., Amazon 

HQ2’s placement in the cultural community, and estimates of operation costs within the area of D.C. 

(sustainability). The analysis of each aspect lies below. 

Incentives 

If Amazon’s HQ2 location were to be placed in Washington D.C., they could reap incredibly useful 

and unique benefits as far as a campus and financial/miscellaneous incentives, compared to other HQ2 con-

testants. Although, these high-stakes incentives are more likely to attract Amazon, they bring forth unity and 

controversy in the city itself. 

The people of Washington D.C. have prepared a whole campaign behind why Amazon should move 

their headquarters to their city. They created the hashtag: #ObviouslyDC and have prepared a website that 

contains possible sites for Amazon’s campus, various incentive packages, and some cultural/demographic 

https://www.thrillist.com/eat/washington-

dc/adams-morgan/best-neighborhoods-for-

food-and-drink-washington-dc 



To get at financial incentives for Amazon’s new HQ, Washington D.C. announced that 

Amazon would be listed as a “Qualified High-Tech Company” in their tax-code, which helps the 

public get an idea for what the definite incentives would be (as told by the Office of the Deputy 

Mayor for Planning and Economic Development). a redacted proposal that includes loads of infor-

mation pertaining to tax incentives as well as various other financial incentives proposed by the 

city includes a compiled list of these incentives, plus a look into what the community is interested 

in pitching to Amazon: “Move to D.C.,” “Grow in D.C.,” “Thrive in D.C.,” and Amazon Universi-

ty. 

In their “Move to D.C.” phase, Washington D.C. is prepared to provide Amazon new-hires 

with relocation reimbursement (and a bonus for moving to the Washington D.C. area) that ranges 

between $5,000-$7,500 per new-hire, on top of a nice 5-year freeze on the value of their property 

tax. These particular incentives create an enticing mutual relationship between the city and Ama-

zon, where Amazon attracts people to the district, and once they settle down in the city, they pro-

vide the city with taxes that can fund other projects around the rapidly-growing city. 

The “Grow in D.C.” segment of the district’s incentive program provides Amazon with 

hefty financial benefits for their new-hires. Amazon receives a $10,000 wage-reimbursement for 

each of their new-hires, and $30,000 if a new-hire is a veteran. In addition to these wage reim-

bursements, Washington D.C. is offering Amazon with a 10-year tax exemption on qualified per-

sonal property taxes. With these whopping reimbursements, Amazon could not only save money 

by hiring D.C. natives, but they could also help lower the level of homelessness in the area by 

providing people with jobs and an education. 

“Thrive in D.C.” provides various other incentives that are accessible after Amazon has 

established their HQ. These bonuses include: a 5-year 0% corporate tax rate and a lifetime reduc-

tion in their corporate tax rate from 9% to 6%, tax exemption on purchases regarding hard/

software, a $20,000 credit for training new-hires (with a possible $10,000 return), and finally, an 

exemption from sales tax that is charged by a qualifying retailer to Amazon. While the race contin-

ues for Amazon’s new HQ, Washington D.C. has provided a full-fledged plan to get Amazon to 

choose their city, and remain in their city with nearly unbeatable benefits. 



The city proposed the idea of “Amazon University,” which is a collegiate system devoted to 

educating and training future employees or providing an education to the area. Andrew Giambrone 

of Washington City Paper wrote an article called “What’s in Amazon’s Package?” where he address-

es the incentives and issues surrounding the location of HQ2 in Washington D.C. The main issue 

surrounding Amazon University is that the land that was offered up to Amazon is currently occupied 

by a general shelter for the homeless, which is home to approximately 250 families. With the addi-

tion of Amazon University, it would add to the homelessness figure, despite increasing the percent-

age of job occupation. Site selection is still in progress, as there are other more qualified spaces 

throughout the city rather than the one that resides at D.C. General shelter. 

When it comes to partners that are involved in the movement to make Washington D.C. 

Amazon’s next home, the city has decided to remain quiet about the majority of who is involved in 

the process. In the series of documents provided by #ObviouslyDC, the city redacted the PDF, re-

moving all mentioning of partners of the program in the name of the Freedom of Information Act, 

stating that there is a fear of ‘competitive harm’. 

Although the city remains silent about most of their partners, they have revealed a partnership letter 

addressing the partnership of CEOs (Greater Washington Partnership) in the Capitol Region of Balti-

more, Washington, and Richmond, and their excitement to have Amazon on their team of large cor-

porations. The primary goal of the Greater Washington Partnership (provided by https://

www.obviouslydc.com/regionalism/) is to create a superb model of business for a thriving region. 

Amazon’s total amount of incentive from Washington D.C. is still only available in complete 

guesses. According to the insights of spectators on Washingtonian and Biznow, Washington D.C. 

may be offering Amazon next-to-free land to develop on in areas of the city that could require some 

type of economic stimulation. D.C.’s silence throughout the site selection process has made it diffi-

cult for people to completely analyze their preparedness for Amazon’s arrival. Despite the lack of 

quantitative data given by the city, critics are still nearly convinced that D.C. will be selected due to 

its location, labor force, logistics, and current economic state. 

https://www.obviouslydc.com/regionalism/
https://www.obviouslydc.com/regionalism/


Labor Force 

The population of Washington, D.C. is just shy of 694,000 according to the U.S. Census Bureau of 2017. 

Now the metropolitan area of D.C. during the workweek has a population of 5.7 million, which makes it 

the 7th largest metro area in the US.  Among the population the total work force is around 401,000 and 

there is about 23,000 people that are unemployed. The metro area has a total work population of 2.7 mil-

lion with about 100,000 people that are unemployed (Does).  

There are twenty universities in Washington, D.C. area and thirteen of the twenty are nationally ranked. 

What is more impressive is that three of the colleges in the greater D.C. area are in the top thirty national-

ly ranked. The top three universities in greater D.C. area are John Hopkins University, Georgetown Uni-

versity, and University of Virginia (Moore). Compared to the rest of the country, the D.C. metro area at-

tracts more than four times the amount of graduates from top tier school. To give some more statistics, 

56% of D.C. has a bachelor degree or higher whereas the rest of the U.S.’s average is 30%. There is also 

about 29% that has a masters or higher whereas the rest of the U.S. is only 11% (Alexa). The greater 

D.C. area has time and time again shown that they are producing many motivated students and young 

https://www.flickr.com/photos/11897392@N04/2831764167/ 



The following table is list of a few examples of degrees currently in place that are relevant to the 

needs of Amazon. However, it is not limited to these few departments; each University holds excessive 

amount of technology based education. 

 

 

George Washington University Department of Computer Sci-

ence 

Masters of Science and PH.D 

available 

Howard University College of Computer Engineering Masters of Science and PH.D. 

available 

Georgetown University College of Arts and Science Master of Science in Analytics 

University of the District of  

Columbia 

School of Engineering and Ap-

plied Sciences 

Masters of Computer Design and 

Systems Software 



 

The District of Columbia has one the best tech based cities in the country. In fact they 

were ranked second and Baltimore was ranked third for highest concentration of tech based 

jobs. Washington was also ranked 4th in the most talented tech city in the country by CBRE. 

Because of all the technology based jobs that Amazon’s HQ2 will offer they are going to 

need to be established in a city with a strong technology understanding. Washington D.C.’s 

share of tech jobs is growing faster than any other tech based city except for Seattle. It would 

make sense for Amazon to base their new HQ2 in the second largest tech hub of the U.S. that 

way they would have their headquarters in top two tech hubs in the U.S. 

With Amazon searching for a new HQ2 location that not only needs millions of 

square feet of facility but also in need of a strong and educated labor force, D.C. shows that 

they have strong potential. With the amount of people who are looking for a job, the amount 

of educated students, and the 50,000 jobs that Amazon will be needing to fill for HQ2 the 

Washington D.C.  seems that it would be a very good fit for them. 

(ASLA)  

(Cicero 2016) 



The District of Columbia provides extensive data on employment industries and wages, this 

chart in particular shows the Professional and Business Services Industry has the highest (behind Gov-

ernment jobs) of employment and prospect. 

(Census Reporter) 



Cost of Living 

In order to support the work force in this area a selection of housing options are available. The average 

rent for Washington DC is $1,362 a month. The selection of housing, new apartment developments near 

the Navy yard, follow this same range. 

 

Taken from Amazon’s DMV Esri Web Story about the Greater Washington Area (http://mwcog.maps.arcgis.com/

apps/Cascade/index.html?appid=5bccd7dd471c4258a0ed918c0711a026) 

(Census Reporter 

http://mwcog.maps.arcgis.com/apps/Cascade/index.html?appid=5bccd7dd471c4258a0ed918c0711a026
http://mwcog.maps.arcgis.com/apps/Cascade/index.html?appid=5bccd7dd471c4258a0ed918c0711a026


 An attractive feature that Washington DC carries is its living affordability in comparison to the 

rest of the Northeast. With the exception of a few census tracts with a high housing cost, DC contains 

some of the most economically-stable areas to live in among the Northeastern seaboard. This is a bonus 

for employees that Amazon decides to hire, as their new-hires will not have to adjust to a higher standard 

of living than they were used to, and Amazon will be able to cut back on their standard-of-living compen-

sation costs. 

To support livability in the area, crime data is provided. The issue of crime rates is lower incon-

sideration to the rest of the United States. In Washington DC itself, crime in all categories have actually 

decreased in the past year. 

(DC GOV) 



Logistics 

Washington D.C. has almost every type of transit a person could need while living and work-

ing in the Metro area. They have bus, rail, public bike rental, and even water taxis on the river. Out-

side of public transit they have three airports that are all within 45 minutes of downtown. Reagan Na-

tional Airport (DCA) is about 10 minutes by car from downtown, Dulles International (IAD) is rough-

ly 40 minutes by car, and Baltimore-Washington International (BWI) is around 40 minutes by car. All 

of these airports are easily accessed by the public transit system as well. With the three airports in the 

greater D.C. area they are able to send 76 flights to New York, 9 flights to Seattle, and 20 to the San 

Francisco Bay area daily (Alexa). 



 

To help with convenience of commuting to and from work there is the I-295 and I-

695/395 corridor that is just block away from the possible location, the Anacostia River-

front Campus, for HQ2. Because of the great metro transit system in D.C. only about two 

thirds of the labor force drives their own car to work, the rest of the population is car free. 

Both the Metrobus and Metrorail transport over 600,000 people each a day throughout 

the Virginia, Maryland, and District of Columbia area. This makes their Metrobus and 

Metrorail systems the second busiest in the country because of the 91 stations they serve 

everyday (Alexa). According to Walksource Washington, D.C. is the 7th most walkable 

city for commuting in the country. Many people in D.C. commute to work via bicycle 

because of the rideability of the city. The amount of bicyclists double in the D.C. area 

from 2008 to 2014 and is still increasing. There are many bike paths and lanes on main 

http://bikeandrolldc.com/ 



 While the business and interest in the tax and economy growth Washington 

DC can offer, there is the other side to growing Amazon as a business. Amazon 

would not be who they are with the culture they present to the world. Amazon is 

known as being the representation of New Age culture. Diversity of it’s workforce 

and customer base leads amazon to be a foot runner in social issues in the current 

state atmosphere. Amazon due to the power it holds in the economy has not shied 

away from being public with social stances as available through their “culture” sec-

tion on their website. Concerns such as as equal opportunity for LGBT, woman, and 

and other ethnic minorities have faced their topic morals as a company (Amazon). 

 Washington DC was ranked with the highest LGBT community within the 

country. 10% of the District in a 2012 study identify as being a part of the LGBT 

community. This has allowed for a sense of community to be represented through 

the The DC Center. Events such as “Genderqueer DC” and other monthly meeting 

are common throughout the city. This event is on a larger setting, but within smaller 

Not Just a Company— A COMMUNITY 

(Gates) 



 DC also hold the same towards movement for gender equality With over half of the population being a 

52% of the female population. It has lead to the community holding events for the “empowerment of woman. 

(Census reporter) This provides opportunities to the employees of amazon and actually new employment. Con-

ferences and organizations for Woman Empowerment are scheduled yearly in this area  (women conference)  

 As well as the race demographic being very diverse in the this state, the highest population is the Afri-

can American population being 47.1% and the white population being 40.7% of the population. Diversity is 

abundant in this area, given a 



Sustainability 

Washington D.C. locals boast about the current progressive state of their building op-

tions. D.C. is one of the leading cities in the movement towards more sustainable build-

ings (building with solar panels, use of autonomous vehicles, use of fiber optic data sys-

tems for high-speed internet, etc.). Washington D.C. was the first city to ever be awarded 

the LEED Platinum Certificate, which means that the city was ranked among the most 

sustainable urban areas in the world. This means that if Amazon were to move their new 

headquarters to the D.C. area, their operation costs could potentially be much lower than 



CONCLUDING DISCUSSION AND RECOMMENDATIONS 

Washington D.C. holds an image of government to public interests. However, our team’s goal is to 

point the eye to a thriving business based community. In order to reach Investco’s needs, Amazon was 

taken as the beginning to a step towards the right investment of location. Amazon’s Headquarters 2 

provides a unique opportunity to have a guideline that will outline all the strengths Washington D.C. 

has to offer. 

Location Site Selection allowed a narrowed view of the prime sites of the city for Amazon HQ2 to 

take settlement. The Navy Yard near the Anacostia Riverfront has a variety of greenspace and existing 

buildings looking for business renovation. Due to the push by the District’s government, incentives 

and cultures for rising technology business have been the forefront of the city. The city zoning has al-

lowed for the construction of new retail/business infrastructure to take place near the riverfront, pro-

moting a new economic front. This along with the culture of the specific area lead to the chosen site 

selection. 



This area is being constructed for business. With a growing educated 

population, the capital from this area is expected to reach new heights for 

the city. There are growing interests  from investors within the city itself. 

Individual plans for corporate offices are already in place for the Anacostia 

Riverfront. Along with a revival of the culture of the city. Amazon Head-

quarters 2 would bring in a matching culture to this environment. Allowing 

for a quick based movement in the economy and rise in their own personal 

capital. Without Amazon Headquarters 2 moving in, the environment would 

still pose a promising collection of new data based companies already pre-

sent in D.C. While being a candidate for the possible Amazon HQ2. It has 

allowed Washington D.C. to take steps to planning for the next stage of in-

novation. Whether that be Amazon, or a collective market scouting the same 

location. 

Washington D.C., is proving to be the diverse strong hold for tax 

incentives of new technology and construction movements. Investment into 

copate buildings along M St SE , New Jersey Ave Se, and First St. SE are 

our team's main recommendation, extending to the actual front of the Acda-

cosita. There is an influx of recreational, restaurants, and technology based 
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